Addressing the housing shortage: the case of India and South Africa by Bhandari, Shivani
Bhandari, Shivani (2012) Addressing the housing 
shortage: the case of India and South Africa. 
[Dissertation (University of Nottingham only)] 
(Unpublished) 
Access from the University of Nottingham repository: 
http://eprints.nottingham.ac.uk/26081/1/writing.pdf
Copyright and reuse: 
The Nottingham ePrints service makes this work by researchers of the University of 
Nottingham available open access under the following conditions.
· Copyright and all moral rights to the version of the paper presented here belong to 
the individual author(s) and/or other copyright owners.
· To the extent reasonable and practicable the material made available in Nottingham 
ePrints has been checked for eligibility before being made available.
· Copies of full items can be used for personal research or study, educational, or not-
for-profit purposes without prior permission or charge provided that the authors, title 
and full bibliographic details are credited, a hyperlink and/or URL is given for the 
original metadata page and the content is not changed in any way.
· Quotations or similar reproductions must be sufficiently acknowledged.
Please see our full end user licence at: 
http://eprints.nottingham.ac.uk/end_user_agreement.pdf 
A note on versions: 
The version presented here may differ from the published version or from the version of 
record. If you wish to cite this item you are advised to consult the publisher’s version. Please 
see the repository url above for details on accessing the published version and note that 
access may require a subscription.
For more information, please contact eprints@nottingham.ac.uk
1 
 
 
 
 
 
 
 
 
 
 
University of Nottingham 
 
Addressing the housing shortage: the case of India and 
South Africa 
Shivani Bhandari 
Msc Management 
 
 
 
 
 
 
 
 
 
 
 
 
 
2 
 
 
 
 
 
 
 
 
 
 
 
 
$GGUHVVLQJWKHKRXVLQJVKRUWDJHWKHFDVHRI,QGLD
DQG6RXWK$IULFD 
E\ 
6KLYDQL%KDQGDUL 
- 
 
A Dissertation presented in part consideration for 
the degree of Msc Management 
 
 
 
 
 
 
 
 
 
 
 
 
3 
 
Abstract: 7KLV HVVD\ H[DPLQHV WKH ,QGLDQ JRYHUQPHQW¶V HIIRUWV WR UHVSRQG WR WKH
issue of affordable housing in urban areas while identifying major impediments to 
successful delivery of the housing policy. It looks at South Africa¶V experiences in 
combating affordable housing crisis and draws policy suggestions from it while 
utilizing census data, documentary review, information from government websites 
and articles form newspapers. Major obstacles to successful delivery of affordable 
housing include the scale and rapidity of urbanization, implementation problems and 
reluctance of state governments to embrace (the preached) institutional reforms. The 
study looks at pragmatic solutions and how they can be implemented in an effective 
manner in order to meet the needs of urban households living in informal 
settlements. Recognizing the role of private sector as instrumental in tackling the 
housing shortage successfully, a small survey of 200 participants (of the Lower 
Income Group (LIG)) from the city of Ahmedabad and an actionable plan to deliver 
affordable housing units has been formulated after taking into account policy 
suggestions from the study.  
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,QWURGXFWLRQ 
 
Developing countries began experiencing mass movement from rural to urban areas 
since the latter part of the last century; the total population of the world is 7.02 billion 
(as of 2012) out of which 51% (2010) of total population lives in urban areas and as if 
this did not present a challenge enough to the civil society, community and the 
countries, it is set to cross the 8 billion mark by 2020 ( CIA World, 2012). The urban 
growth rate has been accelerating for the past few decades and shows no sign of 
stopping in the near future; mainly due to the natural increase in the existing 
population as well as the rural to urban migration (Majale & Payne, 2012).  
 
1.1 Similarity between India and South Africa: 
 
,QGLD¶V SRSXODWLRQ as per the provisional Census figures of 2011 is 1.21billion, 
increased by more than 181.4 million during the decade 2001-2011 and now 
UHSUHVHQWVRIWKHZRUOG¶VSRSXODWLRQ7KH+RXVHOLVWLQJDQG+RXVLQJ&HQVXV
shows that the census houses increased from 250 million to 330 million. India is 
witnessing increasing levels of urban population and 31.16% (2011) RIWKHFRXQWU\¶V
inhabitants (more than 377 million people) live in cities and urban areas, up from 
27.81% in 2001 (Chandramouli, 2011). This is more than double the level of 
urbanization at the time of Independence in 1947, and is expected to rise to 40% by 
2020 (RICS, et al., 2010).  
 
India and South Africa have similar development patterns; socially, economically and 
politically and both of them face the challenge of housing the urban poor while 
battling conditions of huge income inequality, widespread poverty and rapid 
urbanization. India is classified as a lower income country where as South Africa as 
an upper middle income country by the World Bank, both have huge income 
inequalities (Gini LQGH[6RXWK$IULFD¶V*LQLFRHIILFLHQWVWRRGDWZKLFKZDVWKH
highest in the world in 2008  (World Bank, 2012).  
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1.2 The current scenario: 
 
Brazil, India ,China, Russia and now recently added South Africa (BRICS) are 
considered to be the emerging economies of the world having large population and 
dynamic economies that could, if appropriate policies were perused enable them to 
occupy an increasingly important place in the globe economy (Cooper, 2006) (World 
Bank, 2012). Table 1 summarizes some of the recent estimates regarding 
urbanization and poverty in each India and South Africa but, little credence should be 
given to the exact numbers due to the problems involved in precise calculation of 
such data; the figures come from varied sources and intend to give a brief idea about 
HDFKFRXQWU\¶VVLWXDWLRQ 
 
Table 1: 
 India South Africa 
Total population 
(2011) 
1.241 billion 50.59 million 
 
GDP (2011) $1.848 trillion 
 
$408.2 billion 
 
GDP growth rate 
(in %) 
6.9 3.1 
Income level Lower middle 
income  
Upper middle  
income 
 
Gini index 39.9** 63.6** 
% of urban 
population (2010) 
30% 62% 
Poverty head count 29.8% (2010) 23% (2006) 
 
Number of people 
with inadequate 
housing/facilities 
93 million* 12 million* 
% of population 68.7% (2010) 31.3% (2009) 
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living under $2 a 
day (PPP) 
Source: World Bank, 2012. World Bank Data 
(*) figure: World Bank, 2012. India, Brazil and South Africa Address the Challenge of Slums, The World Bank Institute.   
(**) figure:  Euromonitor, 2012. Special Report: Income Inequality Rising Across the Globe, Euromonitor International. 
 
 
$ORQJ ZLWK EHLQJ WKH ZRUOG¶V ODUJHVW GHPRFUDF\ India is one of the most rapidly 
growing economies in the world. It currently faces a huge challenge of improving 
governance of basic service to the poor like education, health care, roads, rural 
connectivity, housing to the poor and has formulated urban policies to tackle the 
issues but despite the efforts, 93 million people live in slums and this number can 
double up in the next twenty years (World Bank , 2012). ,QGLD¶VDWWHPSWVWRFRPEDW
poverty were criticized by the World Bank for failing to achieve target due to rampant 
corruption, poor administration and under-payments. In a report which evaluated 
,QGLD¶VPDMRU VFKHPHV, it was cited that only 40% of the grain handed out for the 
poor actually reached them (McGivering, 2011). 
 
South Africa faces extremely complex and multidimensional development challenges 
deeply rooted in DSDUWKHLG¶VOHJDF\RILQHTXDOLW\6LQFHWKHIDOORIDSDUWKHLGLQWR
constitutional democracy, South African economy has made significant progress; the 
government has managed to keep the inflation in check, GDP has grown at 3.3% a 
year since 1994 (on an average) and they have a relatively well developed 
infrastructure as well as modern financial institutions in place which work in the 
FRXQWU\¶VIDYRU (World Bank, 2012). In spite of its efforts to deliver formal housing to 
the population living in shacks and other precarious shelters, South Africa has been 
able to address the needs of only 3 million households and still struggles to address 
the needs of other 12 million (World Bank , 2012). 
 
&RUUXSWLRQ VFDQGDOV LQ ,QGLD KDYH OHG WR PDMRU GHWULPHQW LQ JRYHUQPHQW¶V JRRGZLOO
and have been a major source of embarrassment (Elliott, 1997) both these nations 
have been included in the list of being one of the most corrupt nations in the world 
(Gayathri, 2012).  Pervasive and uncontrolled corruption is not only a major 
impediment in success of government policies (to address issues such as affordable 
housing, reduction in poverty) but, thwarts economic development and results into 
12 
 
wasted resources, inequality in resource distribution and increases distrust in 
government (Elliott, 1997). However despite the increasing awareness of negative 
consequences of corruption and anti-corruption efforts, it is a wide spread 
phenomenon in both these countries and according to the Worldwide Governance 
Indicators (WGI)  in 2009, India  was ranked at the 47th percentile, performing worse 
than South Africa at the 60th percentile  (Ghanem, 2012). Another important 
similarity between the two countries is the explicit or implicit (in case of South Africa) 
adaptation of macro-economic policies which slanted towards a neo-liberal outlook 
during the adaptation of housing policies (Sandhu & Korzeniewski, 2004) (Gilbert, 
2004). 
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/LWHUDWXUH5HYLHZ 
 
2.1 Urbanization  
In developing countries, rural poverty becomes a major reason for people to move to 
urban areas in search of employment, food, shelter and education; they are pulled 
into urban areas by the opportunities of a better life style that cities provide (Nsiah-
Gyabaah, 2004). Urbanization is directly linked to economic development; urban 
areas contribute significantly to the central governments resources as well as 
regional and national development of the country thus it is important to ensure a 
healthy and dynamic growth in such regions (Majale & Payne, 2012). Urban 
population in India contributes to about 60% of the GDP in total (Economic Times, 
2008). Urbanization is associated with the problems of unemployment, poverty, poor 
sanitation and water facilities, increase in slums and environmental degradation, 
especially in developing countries where poor urbanize faster than the nonpoor  
(Ravallion, 2002) (Nsiah-Gyabaah, 2004). It can be described as outward expansion 
of built up area and includes conversion of agricultural land for residential, 
commercial and industrial uses but, sometimes urbanization can happen without 
significant or competent level of industrial/commercial expansion (Nsiah-Gyabaah, 
2004). This leads to intensified shortage of: supply of clean drinking water, sewage 
and solid waste disposal, housing, food security and job opportunities which in turn 
aggravate the problems of poverty for urban dwellers living in adverse conditions due 
to the lack of basic services needed for a decent living. In absence of basic 
affordable and low cost housing options, majority of the urban poor take to living in 
slums and informal settlements which lack legal security of tenure and access to 
basic services like water, sanitation, electricity and they live in unhealthy conditions 
(WGHR, 2012). Not all the poor live in slums and not all the people living in slum 
areas are poor (UNFPA, 2007) and the terms: urban poor or slum dwellers in this 
report will also include Economically Weaker Sections and Low Income Groups who 
live in below standard housing and lack any of the following facilities: durable 
housing, sufficient living area, access to sanitation, water, and secure tenure. 
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2.2 Poverty: 
 
Urbanization is linked with major unplanned peri-urban growth as well as informal 
settlements within the urban limits (Parkinson & Tayler, 2003). Then there are those 
who cannot even afford a space in slums and live without any sort of a shelter; on 
roads, pavements, under flyovers and railway platforms (WGHR, 2012). Residential 
vulnerability is perhaps one of the most defining aspects of urban poverty (Planning 
Commission, 2011).  According to Committee on Slums, ,QGLD¶VVOXPSRSXODWLRQKDV
almost doubled, from 52.4 million in 2001 to 93.06 million (projected) in 2011 in ten 
years, increasing the percentage of slum population in total urban population (of 
cities/towns enumerated in 2001) from 23.50% to 26.31% (CoS, 2011). South 
$IULFD¶V KRXVLQJ EDcklog has grown from 1.5 million (1994) to 2.1 million (2011) 
meaning that a quarter of the population: 12 million South Africans live in need of 
better housing ( Ministry of National Housing and Social Amenities, 2011). 
 
Two main approaches are used to measure poverty; conventional economic 
definition which includes income, consumption and other social indicators against 
some common index of material welfare; and an anthropological definition which 
includes perceptions of non-material deprivations and social differentiation (Wratten, 
1995). There is no uniform measure of poverty in India and until recently there was 
no consensus on what percentage of Indian population lived below the poverty line 
due to the fact that there were several conflicting estimates for the year 2004-2005; 
the Lakdawala committee estimated it to be 26%, the Suresh Tendulkar committee 
at 37%, the World Bank at 42%, the Arjun Sengupta committee said that 77% (of 
Indians live on a consumption of less than Rs20 (around USD 0.4) a day (WGHR, 
2012)) while Utsa Patnaik (on the basis of calorie intake under 2400 in rural and 
2,100 in urban areas) estimated 80% of the Indians to be living below poverty line. 
,QGLD¶V 3ODQQLQJ &RPPLVVLRQ DIWHU D ORW RI FRQWURYHUV\ DFFHSWHG WKH 7HQGXONDU
FRPPLWWHH¶V UHSRUW DQG DJUHHG XSRQ  DV WKH SHUFHQWDJH RI ,QGLDQ SRSXODWLRQ
living below the poverty line (Intellecap & Kulkarni, 2011).  
 
Utsa Patnaik whose report showed 80% people living BPL alleged that even though 
in nutritional terms a calorie intake below 2,400 (daily) in rural areas or below 2,100 
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(daily) in urban areas was initially classified as falling below poverty line but the 
Tendulkar committee lowered the urban nutrition standard to 1795 calories from the 
earlier 2100 calories norm producing false poverty reductions which paint a brighter 
picture of the harsh reality which the planning Commission readily embraced 
(Patnaik, 2010). The planning commission recently lowered the (already low) poverty 
line from (spending) Rs 32 in urban and Rs 26 in rural areas to Rs 28.65 and Rs 
22.40 respectively (Raghunathan, 2012). Even though the :RUOG%DQN¶VLQWHUQDWLRQDO
poverty line which is at $1.25 which is in the same street as Rs 23.75 per day based 
on the PPP dollar (where Rs 19 equals $1), it is an unrealistic limit as even the most 
basic things like consuming basic calorie intake along with shelter, clothing, 
education and sanitation facilities would need at least Rs. 40 (on an average) per 
day in a country like India  (Raghunathan, 2012). According to the official estimates 
the total population living below poverty line declined from 37.2% in 2004-05 to 
29.8% in 2009-10 (ie 35.46 crores), the urban poverty declining from 25.7% to 20.9% 
during the same period (World Bank, 2010) but, activists and economists like Ugo 
Gentilini and Andy Sumner have quoted this to be one of the biggest 
underestimations in poverty count (due to the low limits taken into consideration) and 
have estimated that India has 45.5 million fewer poor people according to national 
estimates (Shrinivasan, 2012). Moreover the fact that people can move in and out of 
poverty as it is a condition, not a characteristic suggests that focusing only on the 
poor at a given time can underemphasize those among the nonpoor who face 
substantial risk of poverty (World Bank, 2011). 
 
2.3 Urban Poverty 
Distinctive features of urban poverty include employment in informal labour markets, 
female headed households and the greater exposure to environmental risks (Amis, 
1995). Living on cheap land close to economic opportunities is the only rational 
choice for people with very low earning levels but, cheap housing areas and heavy 
industry both tend to be located on lower- cost land in cities and this proximity can 
cause hazardous health as well as environmental problems, making the poor more 
susceptible to illnesses (in absence of effective planning and controls which is often 
the case) (Wratten, 1995). The main asset the urban poor can sell is their own labour 
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but this makes them extremely vulnerable to changes in the demand for labour as 
low grade formal sector jobs are increasingly insecure in terms of job security due to 
subcontracting and the casualization that accompanies it (Wratten, 1995). The 
earnings in informal sectors in urban areas are typically irregular, often low and 
absence of sickness insurance/ leaves makes it even more difficult to command 
regular income (illness for such job holders are inherent to them living in poor 
conditions); even a few days without work can pose to be a serious financial blow  
(Wratten, 1995). The problem unemployment is not very uncommon either. 
 
2.4 Informal settlements 
Initially low income urban residents built their own makeshift housing on vacant land 
but the commoditization of housing is so widespread that even small, substandard 
and illegal accommodations are now rented out to those who are lucky enough to be 
able to pay for space in those squatter settlements due to the acute shortage of land 
in urban areas (Wratten, 1995). The growth of irregular and informal settlements in 
and around cities in developing countries connotes increasing disparities in 
distribution of wealth and resources amongst the population. More than a billion 
people live in informal settlements like squatter settlements, rooms and flats in 
dilapidated buildings, unauthorized land developments in the cities out of which 90% 
of slum dwellers are in the developing countries of the world (UNFPA, 2007)(Durand-
Lasserve & Royston, 2002). Although situations vary widely, majority of occupiers in 
such settlements have no formal security of tenure and poor (if any) access to basic 
services available in urban areas (Durand-Lasserve & Royston, 2002). Rapid and 
unplanned urbanization along with unequal and exclusory urban governance 
(increasing income inequalities) have resulted into rapid increase of informal 
settlements as formal public and private land housing delivery systems have failed to 
respond to such staggering growth in needs of the urban poor (UN-HABITAT, 2010).  
 
As a result the urban poor, large segments of low income groups and the middle 
income group households have no choice but to rely on informal land and housing 
markets for access to shelter (Durand-Lasserve & Royston, 2002). Not all the poor 
live in slums and not all the people living in slum areas are poor; a slum according to 
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UN-Habitat stands for a group of people (in an urban area) who share the same roof 
but, lack any of the following: durable housing, sufficient living area, access to 
sanitation, water, and secure tenure (UNFPA, 2007). The word slum traditionally 
means neighborhood of housing that was initially in good condition but, deteriorated 
or got subdivided into too many people and is rented out to low income groups (UN-
HABITAT & UNESCAP, 2008). On the other hand, squatter settlements define an 
area of poor quality housing which is built on land which is illegally occupied and 
there are other types of settlements where legal owners subdivide their land into 
substandard plots which they then rent out or sell to low income groups without 
following relevant building bylaws (UN-HABITAT & UNESCAP, 2008). These 
communities or settlements include poor quality housing structures that break 
various building bylaws, are overcrowded by high density of population living in 
limited space in unhealthy or hazardous environment with tenure insecurity. Informal 
settlements are filled with variety of people whose degree of poverty differ widely 
from each other; few are capable of mobilizing enough funds  for a house upgrade 
(to match middle class standards) while others struggle to even live in the most basic 
huts and are unable to afford any upgrades or improvements at all (UN-HABITAT & 
UNESCAP, 2008). The lack of land tenure makes the occupiers reluctant to improve 
their housing conditions out of the fear of eviction. Absence of legally recognized 
land rights makes utility companies (like water, electricity and credit agencies) 
reluctant to venture into such areas rendering such spaces underserviced and 
unimproved for years (UN-HABITAT & UNESCAP, 2008). 
 
2.5 Low income groups:  
³$IIRUGDELOLW\´ LV D JHQHULF FRQFHSW DQG FRXOG PHDQ GLIIHUHQW WKLQJV IRU GLIIHUHQW
people based on different levels of income; likewise Affordable Housing means a 
form of housing that meets some affordability criterion (KPMG , 2010). According to 
the UN Committee, housing can be termed as affordable when its cost does not 
compromise or threaten the attainment and satisfaction of other basic needs of the 
household (CESCR, 1991). The poor are defined on the basis of their income by the 
two countries, the income groups are broadly classified into three categories. In 
India, the MoUPA (with regard to housing schemes for the urban poor) defines 
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households with an income below Rs. 5,000 per month (recently raised from Rs. 
3000 per month) as Economically Weaker Section (EWS), with income from 
Rs. 5,001 ± Rs.10,000 per month (raised from Rs. 3,000-7,000) as Low Income 
Group (LIG) and income from Rs. 10,001-Rs. 20,000 (raised from Rs 7,000-14,000) 
as Middle Income Group (MIG) (MoHUPA, 2012). The National Department of 
Housing (South Africa) defines households with incomes below R1500 per month as 
³WKH KDUGFRUH SRRU´ KRXVHKROGV HDUQLQJ incomes between R1501 ± R3500 per 
PRQWKDV ³WKHSRRU´DQGKRXVHKROGVKDYLQJD MRLQW LQFRPHRI5 ± R7000 per 
PRQWKDVWKH³DIIRUGDEOHKRXVLQJ´JURXS (Smit, 2007). In South Africa, the population 
earning between R3500͓ and͓R15IDOOVXQGHUWKHFDWHJRU\RIWKH³JDSPDUNHW´
they are too͓ rich͓ to͓ qualify͓ for͓ a͓housing͓ subsidy, but͓ too͓ poor͓ to͓afford͓͓ 
newly͓built͓house͓available͓on͓the͓market (Rust, 2012). 
2.6 Affordable Housing in India 
Affordable housing in India, a country where market dynamics change with every 
square kilometer, is a very arbitrary term but, the government (keeping the EWS and 
LIG who suffer the most from lack of affordable houses) defines it as the following: 
 
 
 Source: Affordable Housing ± A key growth driver in the real estate sector? KPMG 
India report 2010. 
 
In terms of carpet area, the government defines EWS category house having a 
minimum 25 square meter, LIG category house having maximum 48 square meters 
and MIG house having maximum of 80 square meters of carpet area (MoHUPA, 
2009). Often used interchangeably in the housing paradigm, low cost and affordable 
housing are terms with different meanings. Low cost housing, usually comprising of 
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just the bare minimum facilities like sanitation and water supply is generally meant 
for EWS whereas affordable housing is more for the LIG and MIG, comprising of 
amenities like gardens, common plots, schools, hospitals and so on (KPMG , 2010). 
 
 
Source: Affordable Housing ± A key growth driver in the real estate sector? KPMG 
India report 2010. 
 
 
2.7 Public housing versus neo classical approach: 
It is never easy to help the poor or the less advantaged out of the precarious housing 
situations or shortages that they face specially in developing countries (Gilbert, 
2004). Depending on different contexts and objectives that policy makers of different 
countries face, there are different approaches which can be adopted to deal with the 
housing shortage but, there are mainly two paradigms (Fernandes, 2011) (Gilbert, 
2004). One that involves conferring legal security of tenure to the targeted population 
by using integrated government policies which link land tenure legalization to other 
policies like upgrading of public services, urban planning and other socioeconomic 
policies but, public housing has been criticized for being small in scale, unaffordable 
by the poor, ineffectively targeted and largely inefficient (Fernandes, 2011) (Gilbert, 
2004). In developing countries, too many households need help when it comes to 
having a proper home while very few governments actually have the funds and 
resources needed to build even a fraction of the houses that are required. The 
declining confidence in public housing contributed to the growing school of thought 
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that advocated market based solutions  where governments were generally advised 
to decrease their involvement in production activities and reduce regulative 
interventions while letting the private sector come into play for providing the needed 
housing by supporting it through public-private partnerships (if needed) (Gilbert, 
2004) (Sandhu & Korzeniewski, 2004). It was encouraged rather to provide merit 
goods and bailing out the poorest via establishment of social safety nets (Gilbert, 
2004) (Sandhu & Korzeniewski, 2004).  
 
Neo-liberal economic paradigms acknowledged that governments failed to deliver 
significant improvements to the housing conditions and facilities needed by the poor 
and preached that free market mechanisms were more competent to deliver, even 
when it came to catering the needs of the economically weaker sections of the 
society and that restriction by governments should be eased to allow free play of 
markets. The neo classical approach tends to build on assumptions of human nature 
like profit maximization for companies and maximization of utility for consumers 
(Clapham, 2005). Subsequently institutions like the World Bank also embraced this 
policy and advocated reforms in the housing sector accordingly but, it is argued that 
free market mechanisms do not really work in favor of the poor and as far as low 
income groups are concerned, the government will need to continue to play a 
proactive role in providing support to the poor so that they remain included in the 
market mechanisms (Sandhu & Korzeniewski, 2004). The debate regarding the 
better paradigm does not have a clear winner, both the approaches are plagued with 
their own set of constraints and as far as housing the urban poor is concerned; it is 
safe to say that government intervention in some way or the other is needed. New 
forms of interventions like providing subsidies to the poor for enabling them to buy 
new homes produced by public sector have been particularly popular ideas, this was 
H[HPSOLILHGVXFFHVVIXOO\YLD&KLOH¶VXS-front capital subsidy program in 1977 (Gilbert, 
2004) and Chile is one country where neo liberal ideology worked but, it was due to 
the strong support of the governments that it succeeded (Sandhu & Korzeniewski, 
2004).  
 
Moreover developing countries with limited resources facing a huge demand of 
houses for the poor are always face the difficult 'width versus depth question'  
(Charlton, 2004). The policy makers have to make a choice between; a) the option of 
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spreading limited resources between as many people as possible and supplying all 
with at least some housing and service benefits or b) the option of providing more 
complete and comprehensive units or facilities to a lesser number of people 
(Charlton, 2004). It costs 10 to 15 times more to develop new housing than it costs to 
upgrade the housing, living environments and settlements in which people live and 
have already invested (UN-HABITAT & UNESCAP, 2008). 
 
2.8 Adequate Housing 
Agglomeration and densification of economic activities and habitations in urban 
areas provide more opportunities for employment and entrepreneurship, which in 
turn connotes higher economic growth (Planning Commission, 2011). This is why it 
is important to ensure proper urbanization in a planned manner. The countries have 
taken various steps to address the issue of orderly urban development along with 
trying to cater successfully to the rising demand of affordable and low cost housing 
from the lower end of the pyramid. There are firmly established links between health 
outcomes and amenities like improved sanitation and running water provided by 
adequate housing; upgrading to better living conditions is argued to decrease 
sicknesses and diseases prevalent in children as well as adults (Franklin, 2011). The 
concept of shelter iVPXFKPRUHWKDQMXVWKDYLQJDURRIRYHURQH¶VKHDGDORQJZLWK
proper water and sanitation facilities, it also stands for adequate space (with 
provision for future expansion), security and privacy of individuals and the structural 
ability and durability of a dwelling with lighting and ventilation (Nair, 2006). A house 
is treated as a part of SHRSOH¶V identity in many communities. Housing developments 
which are unequal (segregate particular groups based on income or other criteria 
through location, use of specific design or material and so on) end up affecting social 
relationships, day-to-day living and the future generations of the inhabitants of such 
dwellings (Nair, 2006). Thus the concept of integrated development (a mixture of all 
kinds of income earners living in a particular area) is becoming an important part of 
social housing schemes.  
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&DVH6WXGLHV,QGLDDQG6RXWK$IULFD 
 
3.1 ,QGLD¶VDWWHPSWV 
 
The housing shortage in India is enormous. The technical group projected the urban 
housing shortage to 26.53 million by the end of the 11th plan period (by 2012) 
(MoHUPA, 2010). According to estimates, 99% of these homes are needed by 
households in the economically weaker sections (EWS) and lower income group 
(LIG) (MoHUPA, 2007-12). The magnitude of the housing problem renders the state 
DQG FHQWUDO JRYHUQPHQW¶V HIIRUWV WR FRPEDW Lt insufficient due to the budgetary 
constraints and land ownership laws governing the democratic India. The 
government is taking various steps to combat the housing shortage and have come 
up with different schemes and initiatives. 
 
3.1.1. Government initiatives: 
 
3.1.1.1 The National Urban Housing & Habitat Policy 2007: 
As the amount of slums in urban areas grew at disturbing rates with 23% of urban 
population residing in slums in 2001, the National Urban Housing & Habitat Policy 
was revised in 2007 with a special focus on housing for urban poor for realizing the 
JRDO RI ³$IIRUGDEOH +RXVLQJ IRU $OO´ (NUHHP, 2007) while deepening the role of 
*RYHUQPHQWDVD
IDFLOLWDWRU
DQGµUHJXODWRU¶,WODLGHPSKDVLVRQ 
 
x Government retaining its role in social housing so that affordable housing is 
made available to EWS and LIG of the population 
x Encouraged states to prepare state housing plans which may include passing 
of specific Acts for realizing the policy objectives through regulatory reforms, 
financial sector reforms and so on 
x Encourage introduction of innovative instruments for housing and related 
infrastructure development  
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x Promote development of cost-effective, quality approved building materials 
and technologies with a view to bringing down the cost of EWS/LIG houses 
(MoHUPA, 2007) 
 
3.1.1.2 Jawaharlal Nehru National Urban Renewal Mission  
 
In order to address infrastructure shortage, basic amenities and needs of the poor 
living in slums in urban areas, the Government launched Jawaharlal Nehru National 
Urban Renewal Mission (JNNURM) with effect from 3rd December, 2005, covering 65 
major cities in India (MoHUPA, 2009). It is one of the largest schemes that have ever 
been launched for urban reforms (RICS, et al., 2010). The objectives of the mission 
(MoUD, 2011): 
 
x Planned development of identified cities including pre-urban areas, 
outgrowths and urban corridors leading to dispersed urbanization. 
x Provision of basic services to the urban poor including security of tenure at 
affordable prices, improved housing, water supply and sanitation, and 
ensuring delivery of other existing universal services of the government for 
education, health and social security. 
x A single window approach for approval of building plans 
x Earmarking at least 20-25% of developed land in all housing projects (both 
public and private Agencies) for EWS/LIG category with a system of cross-
subsidization. This reform of reserving land in public and/or private housing 
projects has been embraced by 17 States (43 Cities) (RICS, et al., 2010). 
 
The following laws were enacted under JNNURM: 
 
 
Urban Land (Ceiling and Regulation) Repeal Act, 1999: (Bakore, 2007) 
 
The ULCRA enabled acquisition of excess vacant land by the state government with 
powers to dispose of the land for the common good; but its implementation was 
dismal because too many discretionary powers were given to the state governments 
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for granting exemptions (increasing corruption) and the compensation provided for 
the acquired land was very little, which often led to lengthy litigation disputes 
(Bakore, 2007). Since the ULCRA failed to meet its objectives, the Government of 
India (under JNNURM); repealed the Act with the passing of the Urban Land (Ceiling 
and Regulation) Repeal Act, 1999. Vast tracts of land in cities would be released for 
development increasing the supply of land would improve accessibility and 
affordability for the urban poor. 
 
Under JNNURM, 29 states have repealed the ULCRA, including Delhi, while West 
Bengal and Jharkhand are yet to repeal the act. Gujarat Government transferred 
surplus land to urban local bodies at nominal rates for projects focused on EWS/LIG 
housing. Nagpur experienced an increased supply in land and investment for 
development purposes, after repealing the Act (RICS, et al., 2010). 
 
Review of the rent control act: 
 
The rent control act was passed with an intent to safeguard the tenants from having 
to pay more than the fair amount of rent and from being evicted but the long ongoing 
debate regarding its pros and cons shed light on its many cons (deterioration of 
existing housing, increased pull out of apartments from housing market etc.) and on 
the fact that the act needed to be reviewed (Dev, 2006). JNNURM mandates rent 
reforms in all states and according to available data, 7 out of 12 states have 
implemented changes whereas states like Goa and Daman & Diu have rent control 
acts which cover most suggestions made by the model rent control legislation (RICS, 
et al., 2010). 
 
Affordable Housing in Partnership (scheme): 
 
Launched in 2009, with an outlay of Rs.5, 000 crores, the scheme encouraged 
public-private partnerships between the government, private sector, cooperatives, 
urban local bodies and financial services in order to achieve the affordable housing 
goal (MoHUPA, 2011). It aimed to construct of 1 million houses for EWS/LIG/Middle 
Income Group (MIG) with at least 25% for EWS Category (MoHUPA, 2011). Under 
this scheme, housing colonies covering EWS, LIG and MIGs would get government 
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assistance for civic services like water supply, storm water drainage, solid waste 
management, electricity lines and so on (MoHUPA, 2009). The scheme applied to 65 
cities, where shortages of land for housing were driving up the home prices and 
rental costs. For projects to qualify under this scheme, it needed to be a mix of 
EWS/LIG/MIG categories of housing along with maximum size of a dwelling unit 
being: 1200 sq. ft, with at least 25% of them reserved for EWS being 300 sq. ft. in 
area (MoHUPA, 2009). 
 
Sub-Missions under JNNURM (Planning Commission, 2011): 
 
1. Urban Infrastructure and Governance (UIG): Administered by the Ministry of 
Urban Development, with the total cost of approved projects was Rs. 62,550 
crore; It focused on infrastructure projects relating to water supply and 
sanitation, sewerage, solid waste management, road network, urban transport 
and redevelopment of old city areas with a view to upgrading infrastructure 
therein.  
 
Under UIG, 559 projects have been sanctioned in different states/UT (Union 
Territories). Under UIG, about 29% projects are of water supply, another 21% 
are of sewerage, 13% projects are of drainage and about 8% are of solid 
waste management (Planning Commission, 2011) . So far 146 projects have 
been reported physically completed (MoUD, 2012). 
 
 
2. Urban Infrastructure Development Scheme for Small & Medium Towns 
(UIDSSMT): With the total approved cost of projects coming to Rs.14, 014 
crore, it aimed at improvement of urban infrastructure in smaller town and 
cities not covered under the Mission cities. 
 
So far, 807 projects involving an ACA commitment of Rs.11, 351 crore have 
been sanctioned (Rs.8493 crore released) and are under various phases of 
implementation (MoUD, 2012). So far 215 projects have been reported 
physically completed  (MoUD, 2012). 
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3. Basic Services to the Urban Poor (BSUP): Administered by Ministry of 
Housing & Urban Poverty Alleviation (MoHUPA) with a 7 year budgetary 
outlay of Rs.16, 356 crore, it focused on integrated development of slums in 
the cities falling under the Mission. 
 
499 projects for construction of about 11 lakh dwelling units involving ACA 
commitment of about Rs.15, 092 crore are under various stages of 
implementation under this scheme (Planning Commission, 2011) (MoHUPA, 
2012).   
 
4. Integrated Housing & Slum  Development Programme (IHSDP): While BSUP 
covered the Mission cities; IHSDP had been launched with 7 year budgetary 
allocation of Rs.6,828 crore (approved cost of projects R.11,981 crores) for 
rehabilitation of slums in smaller town and cities (MoHUPA, 2012). 
 
1035 projects for construction of about 6 lakh dwelling units have been 
sanctioned under the scheme (Planning Commission, 2011). For these 
projects, ACA commitment is about Rs. 7,704 crore (MoHUPA, 2012). 
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State wise number of projects sanctioned and completed under Urban Infrastructure and Governance (UIG), 
JNNURM completed projects 2012. 
 
For the period of 2005 to 2012 (the first phase of JNNURM), Rs 66,000 crore had 
been allocated by the Centre for implementation of JNNURM projects  (Jagran Post, 
2012). JNNURM completed its normal tenure of 7 years on 31.03.2012 and the 
Government extended the period for 2 years i.e. up to 31.03.2014 for completion of 
ongoing projects and reforms, it made no mandate to sanction fresh projects during 
the extended period (MoUD, 2012). The progress in carrying out many of the 
important reforms including:  rationalization of user charges, reform in the Rent 
Control Act and reforms aimed at reducing the distortion in the land market in urban 
India was slow. This has adversely impacted the pace of implementation of the 
program. Lack of capacity, especially at Urban Local Bodies level in majority of 
States has also emerged as a major constraint (Planning Commission, 2011). Till 
2010, only 60 of the 523 projects sanctioned initially had been completed an only a 
third of the total funds assigned for JNNURM projects had been disbursed to the 
states (Kaushik, 2010). During the implementation phase of JNNURM, the 
government experienced the following challenges: 
 
x All over implementation was slow and inefficient 
x The reporting from states was weak and lacked details and discipline 
rendering effective monitoring of projects and reforms impossible; while 
number of states committed to the reforms, they were not actually 
implemented. The Economic times reported that several states like Bihar, 
Gujarat, Madhya Pradesh, Maharashtra and so were recently alleged of 
misusing the funds allotted to them under JNNURM. 
x Capacity constraint was the biggest challenge. The capacity for project 
preparation, appraisal, monitoring, and implementation was limited at the 
urban local bodies (ULBs) level. Trained manpower and processes to 
implement the projects was inadequate (Chandran, 2009) (Kaushik, 2010). 
x Poor visibility of outcomes of JNNURM in eyes of citizens was a cause of 
concern 
x The implementation under JNNURM has been criticized severely, the 
policy on paper has been very strong but, in reality the picture is very 
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different; local urban bodies have struggled to get funds from the state and 
central government, the funds allocated under urban renewal programs for 
the old city areas to reduce conjestion have been diverted for development 
of new infrastructure like roads and flyovers (Jadhav, 2010).   
 
3.1.1.3. Rajiv Awas Yojna 
 
The Government recently launched a new scheme called Rajiv Awas Yojana (RAY) 
for the slum dwellers and the urban poor on 02.06.2011. This scheme aimed at 
providing Central support to States that are willing to assign property rights to slum 
dwellers (MoHUPA, 2011). States were assisted to draw up their SlumǦfree Plans of 
Action in March 2010 to proceed towards the goal of SlumǦfree Cities/States in a 
systematic and time bound manner. Phase I (2011-2013) of Rajiv Awas Yojana 
would cover innovative, pilot projects and initial set of cities ready with city wide 
plans with an outlay of Rs 5000 crores for the same. 250 cities including all the 
mission cities of JNNURM are to be covered under this scheme (MoHUPA, 2011). 
 
Under the Scheme, by the Centre would bear fifty percent (50 %) of the cost of 
providing basic civic and social infrastructure and amenities. It would include rental 
housing and transit housing for in-situ redevelopment ± in slums, including operation 
& maintenance of assets created under this scheme. For the North Eastern and 
Special Category States the share of the Centre would be 90% including the cost of 
land acquisition, if required (MoHUPA, 2011) (Ananya, 2012).  
 
Features of the Scheme: (Planning Commission, 2011) 
 
x Making it mandatory to reserve 20-25 per cent of land in new residential 
projects, (public and private) for economically weaker sections (EWS) 
x Creating of a credit mortgage fund to provide institutional credit to urban poor 
x Making review of rent control act mandatory 
x Making it compulsory to assign property rights for slum dwellers   
x Making use of state funding to upgrade infrastructure and services in slums to 
same level as the rest of the city 
29 
 
 
3.1.1.4. Other efforts by the government: (RICS, et al., 2010): 
 
The government had declared that profits from housing projects (approved between 
n April 01, 2007 and March 31, 2008) would be made tax free if completed before 
March 31, 2012 under Section 80-IB(10) (KPMG, 2012). State governments are 
willing to provide cross subsidies to developers in form of transferable development 
rights (TDR) or higher floor space index (FSI), to incentivize low cost housing.  
 
3.1.2. Financial support: 
 
%DQNV ORRN IRU FUHGLW KLVWRU\ DQG GRQ¶W JLYH ORDQV WR VOXP GZHOOHUV ± even priority 
sector lending does not reach them. Banks are fearful of loan waivers, difficulties in 
foreclosing mortgages of the poor and high costs of collection.  
 
3.1.2.1. Interest Subsidy Scheme for Housing the Urban Poor 
 
With a view to enable the urban poor in accessing long term institutional finance; the 
government launched an Interest Subsidy Scheme for Housing the Urban Poor 
(ISHUP) on 26th December,2008 (MoHUPA, 2012). It aimed at providing subsidy to 
EWS and LIG beneficiaries on availing loans from the Banks /Housing Finance 
Companies (HFCs) to enhance affordability of these income segments. It entailed an 
interest subsidy of 5 percent per annum to be given upfront on loans up to Rs. 
1,00,000/- taken from Banks / Housing Finance Companies (HFCs) during 11th Five 
Year Plan and the loan repayment period would be 15-20 years (MoHUPA, 2012). 
 
Up to December, 2011 only 8,734 beneficiaries in Andhra Pradesh, Chhattisgarh, 
Karnataka, Madhya Pradesh, Maharashtra, Rajasthan, Tamil Nadu, Uttar Pradesh 
and Kerala have been covered under the scheme and a total NPV of interest subsidy 
of Rs. 7.57 crore has been released. This was primarily due the lack of willingness 
on the part of banks to provide loans to EWS and Low Income segments (MoHUPA, 
2012).  
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3.1.2.2. Interest subvention scheme: 
In order to encourage buyers of low cost housing, the government introduced 
interest subvention scheme on September 2009.  Under this scheme, home buyers 
(for houses costing under Rs.20 lakh) could entail interest subvention of one per cent 
on loans up to Rs.10 lakh but recently, the government extended the scheme on 
housing loans up to Rs. 15 lakh for housing units up to Rs.25 lakhs (The Hindu, 
2012). 
 
3.1.2.3. The National Housing Bank: 
 
The National Housing Bank (NHB) ² the apex housing finance institution owned by 
the Reserve Bank is targeting a loan disbursement of Rs 10,000 crore in order to 
encourage further development of low and moderate income housing market (DH 
News Service, 2012). It has also sanctioned financial assistance to 23 micro financial 
institutions amounting to 83 crore across a number of states (DH News Service, 
2012). 
 
Last fiscal, it made a  loan disbursement of Rs 8160 crores out of which rural 
housing share constituted 43 per cent amounting Rs 3696 crore. It was instrumental 
in disbursement of loans for 1.83 lakh residential units for low and moderate income 
group (DH News Service, 2012).   
 
 
3.1.2.4. Credit mortgage fund/ The Credit Risk Guarantee Fund Scheme for Low 
Income Housing: 
 
The government has agreed to establish a mortgage risk guarantee fund to facilitate 
lending the urban poor for housing purposes with an initial corpus of Rs. 1000 crore 
(MoHUPA, 2011) (ET Bureau, 2011). The Credit Risk Guarantee Fund Scheme for 
Low Income Housing provides default guarantee for affordable housing loans up to 5 
lakhs sanctioned and disbursed by banks and Housing Finance Institutions HFIs 
(registered with National Housing Bank NHB) without any collateral security and/or 
31 
 
third party guarantees to the new or existing borrowers in the EWS/LIG categories 
(NBH, 2012). This mitigates risks for the banks and enables flow of credit to low 
income housing segments moreover as the risk is transferred to the (Credit Risk 
Guarantee Fund) trust, loans can be provided at affordable interest rates due to 
reduced risk (NBH, 2012). 
 
3.1.3. Private players in Indian affordable housing market: 
 
7KH JRYHUQPHQW¶V HIIRUWV WR HQFRXUDJH WKH SULYDWH VHFWRU KDYH QRW EHHQ strong 
enough for them to take the lead and share the burden of developing houses for the 
poor. In spite of that the high rate of urbanization; 2.4% annual rate of change (2010-
15 estimates) (CIA world factbook, 2012) and rising income levels (owing to 
economic growth, poverty alleviation programs and so on) become strong drivers of 
affordable housing in India. On the other hand; the extreme shortage of affordable 
land for development in urban areas along with lack of formal housing financing for 
the EWSs and LIGs makes affordable housing in India a tough challenge for private 
developers (KPMG , 2010). As per 2001 censusWKHFRXQWU\¶VXUEDQDUHDVRI
WRWDO ODQG PDVV KRXVH  DSSUR[LPDWHO\ RI WKH FRXQWU\¶V WRWDO SRSXODWLRQ
excluding people living on the streets. The private developers themselves, 
recognizing the potential of the huge under catered EWS/LIG housing development 
have been pursuing affordable housing post the economic slump of 2008 and have 
on an average reduced the prices by 30% as compared to 2008 and are willing to 
operate at lower margins than before (KPMG , 2010).  
 
x Tata launched a 1,300-unit low-cost housing project at Rs 3.9 lakh under 
'Shubh Griha' brand at Boisar (Mumbai) in 2009 and it intends to take this low 
cost housing brand across the country, schools, shopping centers and a 
primary health care facility will be included in the project (Srivastava, 2011).   
x Arvind Real Estate long with Tata Housing launched an affordable housing 
scheme in Ahmadabad with homes having a carpet area of 293 sq ft to 457 sq 
ft ranging from Rs 7.92 lakh and Rs 12.33 lakh (Indian Express, 2012)  
x Vibgyor Group recently launched affordable housing projects across India 
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(including projects in Gurap, Rajarhat, Madhyamgram, Durgapur, Gunjan and 
Lucknow) 
x priced at Rs. 3 lakhs and above with facilities of ATM counters, swimming 
pools, utility shops, community halls and landscape gardens included in the 
projects (Himatsingka, 2012). 
x Sahara Infrastructure and Housing, launched the group's first low-cost 
housing project in India in June 2012 and aims to provide 285 square feet 
studio apartments to one and two bedroom for Rs 5.5 lakh and Rs 12 lakh 
(Mathur, 2012). 
 
These developers are huge players in Indian real estate market and due to the 
enormity of projects (and finance available) find it reasonably profitable to enter the 
affordable market category but, for the small players in the realty market, affordable 
housing development is still a big question mark. The Government is seeking to 
promote various types of public-private partnerships for realizing the goal of 
µDIIRUGDEOHKRXVLQJ IRUDOO¶ EXW IRU WKLV WRZRUN WKH*RYHUQPHQW VWLOO QHHGV WRJRD
long way and provide the right kind of an environment as well as incentives and 
subsidies to the right target audience, so as to maximize the amount of housing that 
can be generated with least amount of Government funding (RICS, et al., 2010).  
 
A map of low cost and affordable housing schemes in India: 
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3.2 6RXWK$IULFD¶VDWWHPSWV 
3.2.1. GoYHUQPHQW¶VHIIRUWV 
6RXWK $IULFD¶V DSSURDFK WR KRXVLQJ VKRUWDJH FDQ EH WHUPHG DV ODUJH Vcale 
government housing project. It can be viewed as wholesale attempt to solving 
housing shortage by using direct intervention in form of capital housing subsidy; 
allocating new houses to households at very low costs or free of charge while 
incorporating various elements of slum upgrading at the same times (Franklin, 2011). 
While these attempts suffer from their own controversies and drawbacks (in terms of 
quality and scale), they are commended for succeeding in providing shelter to 
millions of people (Gilbert, 2004) (Lemanski, 2012) (Franklin, 2011). The South 
African housing policy has been widely acknowledged for being able to deliver more 
houses in a shorter period as compared to any other country and is looked upon by 
the world for its achievement (Charlton, 2004).   
 
The legacies of apartheid; poor accommodation provisions and prohibition of home 
34 
 
ownership to the nonwhites had a dark outcome on the South African housing 
landscape (Lemanski, 2012) 6RXWK $IULFD¶V KRXVLQJ SROLF\ ZDV LQWURGXFHG VRRQ 
after the first democratic elections which marked the end of apartheid and has had 
several procedural and legislative milestones ever since its introduction in 1994; 
including the White Paper (1994), the Housing act of 1997, the Housing Code (2000) 
and so on (Charlton, 2004).  
 
3.2.1.1. The National Housing Code 
 
The housing act (1997) which became The National Housing Code (in 2000) made it 
mandatory for the national government to formulate a housing policy and monitor its 
implementation  (Tissington, 2011).  It mandated the provincial and local 
governments to act within the framework of national policy while creating an 
environment to facilitate adequate housing and allocate housing subsidies. 
 
 Moreover a law passed under this act prevented sale of a state subsidized house or 
serviced site to any other person or party after the beneficiary was assigned the 
house up till a period of eight years from the date of that person acquiring the 
property (Tissington, 2011). The law was passed with intentions of protecting 
EHQHILFLDULHV IURP GRZQZDUG UDLGLQJ EXW LW HQGHG XS UHVWULFWLQJ SHRSOH¶V KRXVH
mobility and limited their choice of housing as well as ended up restricting secondary 
transactions (formally) but, illegally sale of such housing still took place (Ndaba, 
2008) in 2008 under Breaking New Ground (BNG) initiative, the limit was then 
lowered to five years (Ndaba, 2008).  
 
3.2.1.2. The Prevention of Illegal Eviction Act (PIE) 
 
The Prevention of Illegal Eviction Act (PIE) act passed in 1998 (amended in 2006) 
protected unlawful occupiers living on private or public land from being evicted by 
making it mandatory for an eviction order being passed against such occupants 
before them being evicted; a person could only be evicted if they had alternative 
accommodation (Tissington, 2011). The merits of this act are a highly debated topic 
as many landlords fearing the hassle of tenant feuds and eviction choose to remain 
away from the entire mess; thus no one buys property to let in the market (or rents it 
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out if they already have property to let) which worsens the huge shortage of cheap 
rental accommodation that already exists in the markets which results in more 
homeless people (because even though they might have a job, they lack a house) 
(Gillman, 2011). 
 
3.2.1.3. National Norms and Standards 
 
 In 1999, the Minister of Housing introduced National Norms and Standards which 
provided minimum technical specifications for constructing standalone residential 
dwellings which were revised in 2007 and 2009 and included minimum requirements 
of; two bed rooms, separate bathroom with toilet, shower and basin, living area and 
kitchen and electricity board (if electricity was available in the area) with total area of 
40meter square (Tissington, 2011). National Housing Programs included various 
schemes and programs falling the under categories of: Financial Programmes, 
Incremental Housing Programmes, Social and Rental Housing and Rural Housing 
Programmes. 
 
3.2.1.4. The 1994 White Paper 
 
 The 1994 White Paper is the main national housing policy which still governs and 
guides all developments and implementations with respect to housing policy and 
2004 Breaking New Ground was the first major policy amendment to the White 
Paper  (Tissington, 2011). The white paper provided the framewoUNIRUWKHFRXQWU\¶V
housing development targets (including setting a target of delivering one million 
state-funded houses within the first five years). It included the National Housing 
Subsidy Scheme which provided capital subsidies for housing in order to enable 
EHQHILFLDULHVWRWDNHIXOORZQHUVKLSRIKRXVHGZKLFKZHUHODWHUUHIHUUHGWRDVV³5'3
KRXVLQJ´. It states that all people in the country will have access to residence with 
secure tenure as well as portable water, sanitation facility, waste disposal and 
electricity supply on a progressive basis; the goal of the policy was to make sure that 
five percent of national budget allocation was aimed at housing in order to reach the 
target of one million by delivering 338,000 sustainable housing units each year 
(Department of Housing, 1994). It stresses on combining resources and efforts of 
private and commercial sectors to overcome the housing challenge and mentions 
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perusing the following strategies to achieve this: 
 
x Facilitating or establishing directly; institutional, logistical and technical 
housing support mechanisms to enable communities to improve their housing 
circumstances 
x Providing subsidy assistance to the disadvantage to enable them to access 
housing facility 
x Facilitating speedy servicing and release of land 
x Stabilizing housing environment and encouraging private sector investment 
 
3.2.1.5. Integrated Residential Development Programme (IRDP): 
 
 The IRDP provides land and servicing (water, sanitation, electricity) for various uses 
(like residential, commercial, schools, clinics and so on) for low to high income 
groups (Niekerk, 2011). The use of these plots (serviced in single or multiple phases) 
is then decided by IRDP itself.  
 
 
3.2.1.6. Housing Subsidies: 
 
The state in order to provide access to housing on a large scale relies on state 
VXEVLGLHV ZKLFK DUH OLQNHG WR LQGLYLGXDO¶V LQFRPHV WKH VXEVLGLHVDUH JLYHQ WR ORZ-
income households (who qualify) in order to enable them to buy a house (including 
an existing house, property on which it stands, to buy a house on plot-and-plan basis 
or to finish an incomplete house) (Housing Project Administration, 2012). The 
subsidy is directly given to the seller of the house or to the financial institution 
providing further (loan) assistance to the applicants (Housing Project Administration, 
2012). The general criteria for qualifying for housing subsidy programs included the 
following: the applicant should be a citizen of South Africa, legally competent to 
contract, must not have previously benefitted from government funding and should 
be a first time property owner, should be cohabitating or have financial dependents 
and household income must not exceed R3,500 (Housing Project Administration, 
2012). 
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1) Individual subsidies: It helps beneficiaries to acquire improved residential 
properties (a stand or a house) or to acquire a house-building contract that is not 
part of an approved housing-subsidy project (only available to beneficiaries with 
access to housing credit), the house should be of 40 square meters with 
minimum basic services in place. Households earning less than R 3,500 are 
eligible for a subsidy of R84 000 (but, beneficiaries with a household income of 
between R1,501- R3,500 per month would be required to pay contribution of up 
to R2,479)  (Housing Project Administration, 2012).  
 
2) Consolidation subsidies: This subsidy enables former beneficiaries of serviced 
VWDQGV OLNH IURP WKH ,QGHSHQGHQW 'HYHORSPHQW 7UXVW¶V VLWH DQG VHUYLFH
schemes), to acquire houses.  
 
3) Institutional subsidies: Available to housing institutions (that qualify) in order to 
enable them to provide beneficiaries with subsidized housing, rental or rent-to-
buy options on a condition that the beneficiaries be allowed to take transfer 
within the first four years of receiving the subsidy and not pay the full purchase 
price (Niekerk, 2011).   
 
4) Subsidies for people with disabilities: Disabled people who qualify for this susidy 
can use it to improve their houses by adding special additions such as ramps to 
their doors, grab rails in bathrooms, visible door bells for the deaf and so on 
(Niekerk, 2011). 
 
3.2.1.7. ǯ (PHP):  
 
7KH 3HRSOH¶V +RXVLQJ 3URFHVV 3+3 ZDV DGRSWHG LQ  WR DVVLVW SHRSOH LQ
building or organize the building of their homes themselves; it helped communities to 
plan and implement constrXFWLRQ RI WKHLU RZQ KRPHV WKURXJK ³VZHDW HTXLW\´ WKH
beneficiaries themselves acting as labour to build the housing) instead of the NHSS 
savings requirement of R2,479 (this enabled the poor to overcome the affordability 
barrier and provided access to a house without them having to wait for housing 
finance) (Bank, et al., 2010). Few subsidies (like consolidation and institutional) can 
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be accessed through this scheme; such houses are bigger and of better quality in 
many instances (Niekerk, 2011). The critics of PHP pointed out that while it might be 
undertaken with the best intentions, it suffered from many drawbacks. It was argued 
that communities seldom had the rights to choose the design, location or participate 
in any decision making of vital importance; moreover the communities were not able 
to manage the process in a proper and sustainable manner (Bank, et al., 2010). The 
government was also criticized for shifting the responsibility as well as (part of the) 
cost of providing houses on to the poor (Tissington, 2011). 
 
The initial idea was to provide a starter house (where the subsidy covered cost of 
land and servicing costs) and beneficiaries would build on it gradually but it shifted 
from the open ended model to a minimum of 30 meter square of defined space in 
1999 as increasing focus was placed on size, quality of top structure and minimum 
standards (Pithouse, 2009). Due to this the service standards relating to water, 
sanitation and roads dropped in order to provide greater number of houses of a 
bigger size (Pithouse, 2009). The weakness of the system relating to quality has 
been widely criticized. 
 
While the government provided subsidies (for improvement of housing) and free 
housing to the 60% out of the total population that was earning below R3,500 it had 
done nothing about the people were earning between R3500 ± about R15,000 
(around 82.7% South Africans earn below R15,000) and could not afford a house 
because their income was too high to qualify for an RDP house or government 
subsidy but too low to get finance from the banks as they did not qualify for mortgage 
loans (Rust, 2012). The Income͓ and͓ Expenditure͓ Survey shows that 15% of the 
people earning between R3500͓±͓R8000 and around 4% of those earning between 
R8000͓±͓R15000͓live͓in͓informal͓housing (Rust, 2012).This situation gave rise to 
the GAP market (which has been in the spotlight due to its alarming rate of growth) ; 
recently the government (in order to deal with this situation) announced a R1 billion 
housing fund which will provide a subsidy of up to R83,000  to enable such people to 
obtain housing finance form accredited banks (Rust, 2012). Old Mutual Investment 
Group South Africa (Omigsa) also raised a total of R9 billion to address the needs of 
R15,000 earners aiming to finance the construction of affordable houses and 
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apartments for rent and providing finance for these households; several projects 
involving development of 70,000 affordable housing units are already underway, the 
ultimate target is to provide  120,000 units in total over the life of the fund (Cokayne, 
2012). 
  
3.2.1.8. Rental Housing for the poor: 
 
The Rental Housing Act (1999) lays down general rules relating to leases to ensure 
sound relations between tenants and landlords. The National Rental Housing 
Strategy (approved in 2008) set the target of delivering 100,000 rental housing units 
by the year 2012; comprising of 75 000 social housing and 25 000 community 
residential units. The Affordable Rental Housing Programme which focuses on urban 
areas, takes it a step further and aims to increase the rate of delivering rental 
housing units to 300,000 units each year by 2014 (GCIS, 2012). It strives to provide 
more availability of rental units to people in low income bracket through: public sector 
hostels, new high-rise housing stock for renting purpose, municipal units whose 
rights have not been transferred to households inhabiting them due to their low 
economic status which inhibits them to purchase the units and so on (GCIS, 2012). 
Social Rental Housing (SRH) refers to rental housing built using institutional grants 
or subsidies from new social housing restructuring grants and are medium to high 
density housings located in central urban areas (closer to social amenities)  
(Rhizome Management Services & RebelGroup Advisory Consortium, 2009).. These 
developments generally face higher costs due to their central location (Rhizome 
Management Services & RebelGroup Advisory Consortium, 2009). 
 
The Social Housing Regulatory Authority (SHRA) which was established under the 
Social Housing Act is meant to regulate all social housing institutions which  (will or) 
have obtained public funds for carrying out implementation of approved projects and 
gives accreditation to social housing institutions (Tissington, 2011). The objectives of 
the Social Housing Act, 2008 are to establish guidelines that the housing sector can 
adhere to in order to enable proper regulation and monitoring of funding and policies 
and to disburse grants and conduct compliance through regular inspections. It has 
the power to intervene in the working of social housing institutions and to take 
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remedial steps where necessary, it was allocated R3,772 million in 2010-2011 by the 
government (Niekerk, 2011).  
 
BNG lays great emphasis on integrated society development through the Social 
Housing Programme; it introduced new funding to enhance delivery of mixed social 
housing forms like communal housing, transitional housing, hostel redevelopment 
and medium housing density (Niekerk, 2011). It legitimatizes acquisition, 
rehabilitation and conversion of dilapidated buildings, unoccupied office and 
residential blocks in central urban areas; aiming to increase demand of low income 
groups for rental housing units in better location but this strategy is accused of being 
a defective one due to the obvious flaw that the development of rental units in central 
areas will always be out of reach of the urban poor due to the high cost of land in 
such areas, even if somehow managed to be made, the number of units supplied 
would always be minuscule as compared to the units demanded (Tissington, 2011).  
Current policy has made little impact on increasing rental supply which is affordable 
by people earning lesser than R3,500 per month in spite of the fact that the Social 
Housing Act requires a proportion of all rental housing stock to be such that it can be  
afforded by the lower income bands (Tissington, 2011). 
 
3.2.1.9. The problem with RDP Houses and criticism of housing subsidies: 
 
Any house built under the capital subsidy scheme (individual or project-linked) is 
referred to as a RDP house (Rhizome Management Services & RebelGroup 
Advisory Consortium, 2009). In 1994, the African National Congress (ANC), in order 
to address the staggering housing backlog introduced the Reconstruction and 
Development Programme (RDP). A housing scheme under which African citizens 
who were over the age of 21, with a monthly household income of less than R3,500 
and who never owned a house or received a housing subsidy of any kinds from the 
government before would be entitled to a house on a 250m² plot of land with a 30m² 
top structure and basic services (toilet and tap) (Porteous, et al., n.d.). From a 
quantitative perspective the success of delivering RDP houses has been astounding, 
with over 3 million subsidized houses handed over to beneficiaries providing secure 
tenure to millions but, there has been a lot of criticism with regards to quality of the 
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houses. News of RDP houses collapsing during storms, houses with blown off roofs 
DQGFUDFNVDVKXJHDVZLQGRZVKDVGRQHQRIDYRXUVIRUWKHSXEOLF¶VFRQILGHQFHLQ
governments success (Groenewald, 2012) (Porteous, et al., n.d.). Moreover the local 
councilors responsible for allocating the RDP houses to eligible beneficiaries were 
accused of selling these RDP houses to the highest bidder instead of handing them 
out on basis of the waiting list (SABC news, 2012).  
 
The Minister of Human Settlements, Tokyo Sexwale was recently asked to reveal 
identities of the contractors who were responsible for inferior work which resulted in 
R 50 billion being spent on rectification of RDP housing projects so that they could 
be blacklisted; R930 million was set aside for rectification of 34,000  for the year 
2012 itself (Mokgalapa, 2012). It was alleged that in spite of failing to meet their 
SUHYLRXV\HDU¶VFRQWUDFWVWKH,QGHSHQGHQW'HYHORSPHQW7UXVW,'7 and Mvula Trust 
received new contracts growing their respective contracts to R150 million and R120 
million in 2011-2012 (Mokgalapa, 2012). Independent tests conducted on the mortar 
of houses that blew away indicated that one bag of cement was mixed with nearly 
twenty wheelbarrows of sand instead of mixing one bag of cement with three 
wheelbarrows of sand as per the recommended building standards; the Democratic 
$OOLDQFH¶V'$VDPSOHVUHYHDOHGWKDWWKHFHPHQWVDQGUDWLRZDVXS to seven times 
weaker than the required strength (Masinga, 2008). 
 
The  housing subsidy schemes have been criticized for assuming that the housing 
shortage is the result of poverty and high unemployment rates and looking at 
economic growth (contributing to job creation and income improvements) as a 
solution to the shortage (Ley, 2009). The state assumes that land and housing 
represent asset on market and are to be stimulated with means of subsidies and 
transfer of titles but, it is argued that until and unless there is secondary market for 
low income housing; subsidy housing does not represent a real asset for the poor 
and just ends up increasing the households total expenditure (Tissington, 2011) 
(Ley, 2009). Most of the RDP houses could not be sold up to eight years from the 
date of it being assigned to the beneficiaries (the limit has now been reduced to five 
years) and this restriction of not being able to sell their houses in open market 
reduced letting, subletting and sale of houses to a second economy which in turn 
UHVXOWHG LQWRPDQ\EHQHILFLDULHVVHOOLQJRU OHWWLQJRXW WKHLU5'3KRXVHV ³LQIRUPDOO\´
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by ignoring the law and go back to living in shacks (Groenewald, 2012) (Ley, 2009). 
On the other hand supporters (like  Peter Meakin from the South African 
Constitutional Property Rights Association) for restrictive rights on RDP houses 
argue that allowing the beneficiaries to go ahead and sell the free house given to 
them by the government will defeat the purpose of the houses being given to them at 
the first place (Groenewald, 2012).  
 
The RDP developments were generally located on the periphery of existing 
townships (on cheap land) or on land that was zoned for township development 
under apartheid which further marginalized the poor and made little contribution to 
restructuring of the apartheid city (Ley, 2009) (Rhizome Management Services & 
RebelGroup Advisory Consortium, 2009) (Tissington, 2011). Much of the housing 
delivered, discounts the importance of location with respect to urban opportunities. 
Contradictions within the housing policy encourage poor location; on many instances 
the problem of weak linkages between the (housing) developments and income 
generating activities are also exacerbated by the high cost (of) or lack of transport 
facilities (Rhizome Management Services & RebelGroup Advisory Consortium, 
2009). The running costs of maintaining subsidized houses often overrun the 
economic capacity of a lot of beneficiaries who are pushed into owning (instead of 
renting) minimum standard houses provided by the government (Rust, 2006). 
Informal settlements can often be in good locations (as an ideal location is generally 
one of the reasons why the particular piece of vacant land got occupied in the first 
place).The RDP houses (which are less well located than the informal housing) thus 
increase the difficulty in accessing economic opportunities and do not help with the 
economic condition of the poor (and may in fact worsen them) which is one of the 
reason why they end up selling (renting) their subsidised houses and go back to 
living in their informal settlements (Rhizome Management Services & RebelGroup 
Advisory Consortium, 2009) (Tissington, 2011).  
 
Moreover in spite of considerable inflation, the eligibility ceilings for subsidies were 
not readjusted; a household (even) in the year 2005 would need at least R6,000 per 
month in order to have the same level of affordability as a household earning R3,500 
had in 1994; recognizing this shortfall the criteria was revised under BNG initiative . 
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3.2.1.10. Breaking New Ground: 
 
The NDoH carried out a review of its housing policy from 2002 to 2003 and came up 
with new guidelines which were built on the principals of the White Paper; with a 
focus on delivery of well-located good quality housing rather than just focusing on 
quantity and key objective of eradicating all informal settlements by the year 2014. 
BNG acknowledged the shortcomings of the previous policy; the fact that the 
subsidized houses had failed to become valuable assets as well as the problems 
associated with the delivery process and the delivered housing. It laid importance on 
principals of (Niekerk, 2011): 
 
x Integrating subsidized and rental housing 
x Providing and applying engineering services across townships 
x Providing services like schools, colleges, commercial opportunities and clinics 
x  Developing mixed housing like single standing units, row houses and so on. 
 
It lays special stress on adhering to minimum building standards, supports in situ 
approaches for upgrading informal housing, rental housing and aims to improve 
residential conditions of 103,000 households (50,000 informal dwellings were 
already being upgraded by May 2010) (Franklin, 2011) (Niekerk, 2011). As part of 
upgraded housing program the government now provides a 40 meter square house 
(instead of the old 30 meter square) which consists of two bedrooms, separate 
bathroom and a kitchen with lounge area to qualifying households earning less than 
R3,500 per month (Niekerk, 2011). The income band for eligibility of beneficiaries 
(for subsidies) was raised to include families earning R7,000 per month from the 
previous R3,500 per month and all the families earning under R3,500 would receive 
the same amount of subsidy  (Tissington, 2011). Although, the government was 
criticized for late adaptation of raised income band level, it was a move welcomed by 
all. The BNG focuses on a demand driven approach as compared to the previous 
supply-driven framework where the private developers were allowed to assumed a 
leading role in delivery of houses. Here the municipality who is assumed to be closer 
to people (with respect to knowing the prevalent demand scenario) is expected to 
determine the location and type of housing according to the demand and provide 
housing accordingly (Tissington, 2011). They need to receive accreditation of the 
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government by proving themselves to be competent enough to handle the projects 
by submitting detailed plans which include indication of land of stock available for 
development along with assessment of housing to the government.  
 
3.2.1.11. In situ upgrading: 
 
The policy favors in situ upgrading of informal settlements (relocating only when 
upgrade is not possible or desirable) as opposed to their eradication by progressive 
up gradation of the settlements while causing minimum disruption and maintaining 
the fragile community networks that exist (Huchzermeyer, 2009). It advocates the 
adaptation of the Public Housing Policy in order to address successful area-wide 
upgrading of settlements. In spite of explicit legal disapproval at eradication of 
informal settlements, the new approach is not followed by the municipality while 
intervening in the communities; many of the informal settlements have thus struggled 
for recognition of the basic principles which the new approach advocates 
(Huchzermeyer, 2009). The discrepancy in the guidelines laid down by the new 
policy and the (non) implementation of the same indicates the need for the PD\RUV¶
DQG FLW\ PDQDJHUV¶ FRPPLWPHQWV WR EH V\QFKURQL]HG ZLWK GHPRFUDWLFDOO\ GHULYHG
national and local commitments (Huchzermeyer, 2009). The new policy guidelines 
envisioned eventual reduction of informal developments through provision of 
important socio-economic transformations and progressive in situ upgrading. The 
municipalities have been criticized for legitimizing the repressive and forceful 
informal settlement eradication under the garb of improving lives of 100 million slum 
dwellers (Huchzermeyer, 2009). 
 
In spite of aiming to improve location of subsidized housing, the housing scheme 
under BNG been characterized by the development of large greenfield projects 
consisting of small single plot housing with roofs (Franklin, 2011). Current policy has 
made little impact on increasing rental supply which is affordable by people earning 
leser than R3,500 per month in spite of the fact that the Social Housing Act requires 
a proportion of all rental housing stock to be such that it can be  afforded by the 
lower income bands (Tissington, 2011).  
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&RPSDULVRQ,QGLDDQG6RXWK$IULFD 
,QGLD¶VVWUXJJOH WRDGGUHVV WKHKRXVLQJVKRrtage is in many ways similar to that of 
South Africa. Both countries face problems of similar nature in many aspects of the 
battle against housing shortage. South Africa has been trying to address the 
shortage since a longer time as compared to India, valuable lessons with regard to 
framing the housing policies can be drawn from the South African experience.  
 
3.3.1. Similarities:  
6RXWK $IULFD¶V Inclusionary Housing Policy (2007) is very similar to ,QGLD¶V Public 
Private Partnership scheme. In 2005 the private sector (banks, property developers) 
and the government agreed to collaborate to address the housing backlog and 
private developers agreed to set aside a particular percentage of commercial 
housing development projects for low cost housing (Smit & Purchase, 2006). They 
signed a contract which stated that every housing project (that did not target the low 
income earners) would spend minimum 20 percent on construction of homes 
targeting people earning R3,500 to R7,000 per month (raised from initial limit of 
those earning R1,500 or less due to affordability issues) (Smit & Purchase, 2006). It 
was envisioned that the scheme would increase socio economic balance in 
residential developments by including lower income households which would 
otherwise be excluded due to the dynamics of the land market. As a concept it has 
been widely applauded but, the scheme (other than few instances like Cosmo City in 
Johannesburg and N2 Gateway project in Cape Town) has been slow to get off the 
ground and there is no legislation which mandates this policy as of now (Tissington, 
2011). The Indian government has also made it necessary to earmark 20-25 percent 
of houses constructed in all housing schemes for the EWS/LIG people but, the 
implementation of this mandatory law has hardly seen the light of day. 
 
The houses allotted to the poor under the Slum Development Board in India 
(Karnataka, in this case) echo the same shortfalls in quality as the RDP houses 
provided by the government of South Africa. The Hindu reported that the rain water 
leaks in through the roofs of the newly allotted houses and the cracks in the wall 
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huge, the windows and doors have already come off their hinges and cement chips 
off walls even if a nail is run on the walls. In many houses which had cheap plastic 
doors with holes in them; lofts were amiss (Rao, 2012). The residents expressed 
their doubts regarding the durability of the assigned accommodations. The residents 
speculated that the ratio of sand in the mixture must be much larger to the advised 
sand and cement mixture. An official said that due to the limited budget assigned to 
them for a prefixed number of houses which did not take into consideration things 
like the escalating steel prices during the construction period; they had to find ways 
to cut corners (Rao, 2012). Such quality of housing has rendered the Indian 
JRYHUQPHQW¶VHIIRUWWREHXVHOHVVDVLWQRZKHre satisfies the criteria of providing an 
³DGHTXDWH´KRPH 
 
The houses constructed for urban poor (which are on peripheries of cities)  under 
JNNURM have been criticized for being nonviable making as they are far away from 
basic amenities like schools and hospitals and sources of income of the urban poor 
(who generally rely on the informal sector in central areas of the city for employment) 
(Jadhav, 2012). South African housing schemes targeting the lower income groups 
(RDP houses) have been severely criticized for the same reasons.  
 
The implementation of sanctioned projects under JNNURM has been extremely slow 
all over, even in cities like Delhi where out of the 463 projects which were sanctioned 
(in 2005), only 32 of them had been completed and other 10 were nearing 
FRPSOHWLRQLQWKH\HDU7KHLQDELOLW\RIWKHFLW\¶VRIILFLDOVWRKDQGOHSURMHFWVRI
such large scales along with problems in acquisition of land and shifting existing 
utilities was cited as the main reasons for delay according to the ministry of urban 
development (Chandran, 2009). The officials at the ministry (who wished to remain 
anonymous) pointed out that the personnel responsible for implementation of 
JNNURM projects was overburdened as they had various other tasks to carry out 
along with the implementation of these projects. Another official suggested that utility 
mapping was a huge mess as people who started digging (for implementing 
development projects) would find a random pipe or wire, which would interrupt the 
smooth flow of implementation (Chandran, 2009). Lack of project management 
experience among city officials was also a constraint identified by the officials at the 
ministry of urban development. Thus Capacity constraint due to overburdened 
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officials, lack of properly trained and experienced personnel which hampers proper 
implementation of projects is a problem shared by India and South Africa both. 
 
Both counties face an acute shortage of cheap rental units in central location for 
housing low income groups but, South Africa is addressing the problem more 
aggressively as compared to the Indian government. The shortage of cheap urban 
land for development of housing units for the purpose of ownership or providing 
rental accommodations is a common problem. India has tried to address the problem 
by mandating passing of the Urban Land (Ceiling and Regulation) Repeal Act in all 
states.   
 
South Africa is having implementation problems in embracing in situ upgrading under 
BNG where municipalities are still favoring eradication of slums. Similarly the 
mandatory laws under JNNURM have not been enacted by all the state governments 
(like rent control, land ceiling act and so on) in spite of their commitment to the 
national government on doing so. Emphasis should be laid on synchronizing the 
goals and plans of the state governments and local bodies to the national goals and 
guidelines laid down by the planning committee. 
 
3.3.2. Lessons to learn from South Africa: 
 
Municipalities in South Africa for implementation of BNG projects had to submit 
detailed action plans to carry out implementation. Due to the previous lack in 
capacity and ability to implement plans in an efficient manner, it was made 
mandatory under BNG for municipalities to receive accreditation before being 
sanctioned budgets for project implementations. Urban local bodies (ULBs) in India 
under (JNNURM) have also been criticized severely for their lacking ability to 
implement projects. The center in India should empower only accredited ULBs to 
manage housing and urban development projects (it should first train and strengthen 
the local government to make sure efficient and speedy implementation with least 
wastage of resources takes place) before assigned projects and allotting funds for 
the same. 
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In order to combat corruption South Africa government has asked municipalities to 
submit a council resolution indicating the willingness of the municipality to meet the 
QDWLRQDO GHSDUWPHQW¶V DQWL-corruption, monitoring and reporting requirements 
(Tissington, 2011). India also suffers from corruption issues and should try and 
replicate 6RXWK$IULFD¶V move in order to address the issue in some way or the other. 
 
 South Africa¶V wholesale attempt to solving housing shortage by adopting not a 
single but, many approaches to the same problem at the same time is a noteworthy 
tactic. It has tried to alleviate the shortage by using direct intervention in form of 
capital housing subsidy; allocating new houses to households at very low costs or 
free of charge while incorporating various elements of slum upgrading at the same 
times (Franklin, 2011).  India should also come up with more approaches to deal with 
the situation, discarding those which fail and implementing those which are 
successful on a national level. 
 
The South African JRYHUQPHQW¶V SROLF\ WR HOLPLQDWH DOO VOXPV VHWWOHPHQWV E\ 
have evoked government led construction supported by free allocation of land and 
capital subsidies as high as $5,000 per household to the lower most income earners 
which forms around one third of the population (Sankhe, et al., 2010). The 
government has empowered the cities to plan affordable housing solutions through 
detailed five year plans which included: number of new housing stock to be built, 
number of settlements to be redeveloped, allocate the share of rental stock to be 
provided in new developments (Sankhe, et al., 2010). It also aims at successfully 
engaging the private sector in developing affordable housing projects and promoting 
mixed income developments through the allocation of free land and capital subsidies 
to private developers who agree to sell a percentage of their developed units to the 
lower income groups at a price below the prevalent market rates (Sankhe, et al., 
2010). While there has been a lot of interest shown by the private players in the 
Indian market to developing affordable housing recently due to the increasing 
difficulty in selling to the high end and upper middle class customers, the 
government has been slack in providing concrete incentives to such efforts of the 
private real estate sector in India. The Indian government should also become more 
serious about trying to include the private sector in the affordable housing game by 
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giving major incentives like providing land as capital in Public Private Partnerships or 
by providing it at subsidized rates to the developers interested.  
 
7KH,QGLDQJRYHUQPHQWFOHDUO\QHHGVWR OHDUQIURPWKH6RXWK$IULFDQJRYHUQPHQW¶V
shortcomings in addressing their housing shortage. The dissatisfaction expressed 
with regards to the quality of housing provided by the Indian government is an 
LQGLFDWLRQWKDWLW LVFRPPLWWLQJWKHVDPHPLVWDNHDV6RXWK$IULFDE\FKDVLQJ³ZLGWK´
LQVWHDG RI ³GHSWK´:KLOH WKH6RXWK $IULFDQ JRYHUQPHQW DJJUHVVLYHO\ SXUVXHG ORZ-
cost housing stock creation, it struggled with a lot of aspects of providing an 
³DGHTXDWH VKHOWHU´ ZKLFK HQWDLOV WKH DFFRPPRGDWLRQ WR SURYLGH VDIHW\ SULYDF\
ventilation, durability, close proximity to employment opportunities, provision of basic 
facilities like water and sanitation, transport links and being well integrated in the 
society without segregating its residents  (Nair, 2006) but the RDP houses were 
mostly developed on the outskirts of the city. Moreover the poor viability of such 
accommodation led the slum dwellers into selling or renting their subsided houses 
and returning back to the slums which, defeats the entire purpose of such houses at 
the first place. The poor quality of such developments leads to the degeneration of 
these houses to slum like communities which instead of helping the cause, adds to 
the problem itself. India needs to acknowledge the fact that defining affordable 
housing solely on the basis of price and alienating important factors such as 
proximity of such housing to other urban developments and amenities (like efficient 
transportation, hospitals, schools, market places and so on) and to economic 
opportunities will render the outcome useless. Moreover just like South Africa, it 
needs to stop chasing numbers and start giving priority to the quality of the facilities 
and housing provided, this will contribute to slower but a surer way to combat the 
housing and urban development problem in the longer run.  
 
The merits of non-market (social) housing provision are widely debated due to the 
inherent bureaucracies and inefficiencies but hardly are there cases where market or 
state provision can be supported ex-ante (Maclennana & More, 1997). It is believed 
that appropriate nonprofit producers as well as for-profit providers of affordable 
should be able to as effectively and efficiently as each other (Maclennana & More, 
1997). The government can facilitate affordable housing development by providing 
appropriate incentives (like subsidies, tax exemptions, stamp-duty waivers and so 
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on) through interventions to the private sector players who can play an important role 
in combating the housing challenge (Mitullah, 2003). 7KH JRYHUQPHQW¶V IDLOXUH WR
meet the housing demand of the lower income groups with the supply have been 
severely criticized owing to the small scale of their operations, inefficiencies and 
inefficient funds they possess to carry out the herculean task (Gilbert, 2004).The 
private sector can have a deep and a large scale impact (if motivated in the right way 
WR WDNHXSDIIRUGDEOHKRXVLQJDVFRPSDUHGWR WKHJRYHUQPHQW¶VHIIRUWVZKLFKPD\
be large scale but usually has limited impact (Otiso, 2002).  
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Throughout the essay, the aim was to capture the state of the current housing 
shortage (within the country) and efforts put in by the government to mitigate it while 
comparing the same with the nation of South Africa in order to draw suggestions 
form for the same. The remainder of the essay will concentrate more on introducing 
a concluding proposal (after carrying out a survey of about 180 people) for housing 
the lower income and moderate income group earners (of a particular area) in the 
city of Ahmedabad with respect to choosing an ideal location and different 
configurations (like price range and size) for an affordable housing initiative in 
Ahmedabad. In order to identify the housing needs and preferences of these 180 
people, primary data was collected with the help of questionnaires and the data was 
then analyzed using statistical analysis software. 
 
This chapter outlines as to how the research was conducted, it includes research 
design, target population, source of data and method of collection, details of 
variables used and calculated as well as analysis in terms of software used and 
interpretation.  
 
4.1Research design: 
Research design is the conceptual structure within which a research is carried out; it 
consists of a blueprint for the collection, measurement and analysis of data (Kothari, 
2004). It connotes the exact nature of the research work in a systematic manner 
including an outline of the framework of study, availability of various data and 
observations (Kothari, 2004). The research was carried out using a descriptive 
research design. Such research provides in-depth information on situations, 
variables or their characteristics and helps understand relationships and dynamics 
between key elements or variables in the study (Yuen, et al., 2009). It can take form 
of surveys, observations, service utilization studies or public polls and is used to 
scrutinize the current status of a phenomenon in order to explain what exists in a 
particular situation (Yuen, et al., 2009). This research was conducted by distributing 
structured questionnaires among respondents in order gather primary data. 
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Many housing scholars have used descriptive studies in order to (attempt) to quantify 
the housing problem, identifying areas struggling with them but, have not offered 
suggestions as to how such problems can be solved  (Mayock, 2012). On the other 
hand descriptive literature authors have attempted to quantify demand and supply for 
affordable units by defining supply as simple count of units with sale prices below a 
particular critical value but, this approach has been criticized for not taking location of 
the unit and factors such as quality into consideration while determining whether a 
unit is affordable or not (Mayock, 2012). 
 
4.2 Target Population scope and selection:  
Ahmedabad is the hub of Gujarat which according to Colin Dyer (Global CEO of 
international property consultancy Jones Lang LaSalle) is one of the most 
progressive states having a proactive government, updated infrastructure, 
uninterrupted power supply, conducive business environment, exponentially growing 
manufacturing sector and the only state to have an industrial gas supply network 
(Moneycontrol, 2012). Residential property has escalated by 50 percent over the last 
WKUHH \HDUV LQ $KPHGDEDG DQG WKHUH LV D JURZLQJ GHPDQG GXH WR *XMDUDW¶V 
progressive stance towards infrastructure and investment flow enablement which 
has made it very inviting for national and international players to open operations in 
its industrial areas (Nair, 2012). *XMDUDW¶V211 per cent growth in domestic product 
(between 2004-05 and 2009-10) along with Large commissioning of automobile 
projects like Ford, Peugeot and Maruti Suzuki in the coming years will further fuel the  
increased job opportunities, migration and growing income levels (Nair, 2012). 
According to the census of India 2011, 84.05% of the total population in Ahmedabad 
lives in urban areas and as per the Ahmedabad Municipal Corporation (AMC) 
figures, there are 1750 slums and chawls in the city with more than 
17lakh(1.7million) people or 20 per cent of the entire city population (Manish, 2009).  
 
4.3 Selection of Population Source: 
The survey was conducted in two local recruitment firms (based in the city 
center) Honey Marketing and Management Services Private Limited and 
Landmark Manpower And Allied Services Private Limited  ; providing human 
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resource through labour contracts in factories and housekeeping services 
for residential and commercial purposes. The pay scale of a considerable 
amount of employees in these firms is that of Lower Income Group and 
Moderate Income Group earners as they engage in blue collared jobs. This 
made the firms a good source of collecting data pertaining to lower income 
group earners.  
 
4.4 Data collection: 
 After studying several housing needs surveys, questions in the 
questionnaire was framed to elicit data that would answer the immediate 
research questions as well as provide a background on the current status of 
WKH UHVSRQGHQW¶V DFFRPPRGDWLRQ LQ FRPSDULVRQ WR WKHLU H[Sressed needs 
with regards to new accommodation. Since the survey was anonymous, it 
made it easier to ask questions regarding the household conditions and 
income which people would be less willing to disclose truthfully had the 
questionnaires asked for names (Fink, 2002). The questionnaire was mailed 
to Miss. Maitri Parikh; an employee of Electrotherm India Ltd. (the firm is a 
huge customer of Honey Marketing and Management Services and 
Landmark Manpower and Allied Services) who sent 100 copies of printed 
questionnaires to each firm. The questionnaire which was mailed to be 
distributed was in Gujarati (the local language of Gujarat) as the targeted 
respondents were of the Lower Income Group and would be more 
accustomed to the regional language as compared to a foreign language. 
The data collection was carried out between 27th August to 5th September 
and out of the 200 questionnaires sent, 182 were filled out and returned, 
representing a response rate of 91%. The filled questionnaires were then 
mailed back to me by Miss. Maitri. The research looks at low income groups 
working for these specific firms and aims at giving recommendations for 
housing needs of employees of such firms. The sample size is concentrated 
and specific to the particular firm types, the preferences and outcome of the 
research cannot be generalized for the entire cities population. 
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4.5 Data Analysis:  
The data from the questionnaires was coded and tabulated using Excel, few 
of the questions having subdivisions were treated as separate questions 
altogether while coding (question 19 and 20) in order to make it easier to 
process and interpret the data. In order to statistically analyze the data, 
software named IBM SPSS was used to. The respondents were asked to 
choose the most appropriate answer from the given options; all the 
questions in the survey were closed ended multiple choice questions. The 
UHVSRQGHQWV ZHUH DVNHG WR DQVZHU WKURXJK ³\HV´ DQG ³QR´ W\SH RUGLQDO
questions, nominal questions which included options like ³ZDONLQJ´ ³F\FOH´
³VFRRWHU´ ³EXV´ DQG VR RQ DV ZHOO DV TXHVWLRQV SHUWDLQLQJ WR VFDOH ZKLFK
FRQWDLQHGRSWLRQVVXFKDVVL]HRIDFFRPPRGDWLRQUDQJLQJIURP³300-600 sq. 
IW´WR³VTIWDQGDERYH´. The data was fed using Excel analyzed using 
SPSS. 
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This chapter aims to present an outline of the research findings and discuss the 
various responses collected from the questionnaires. The questionnaire looked at 
the current housing conditions of the respondents in order to understand what they 
lived with (with regards to BHK type and ownership status, sanitation and water 
facilities, size and value of present housing and the number of people in it) in 
comparison to what they desire in their new accommodation. It looked at the 
UHVSRQGHQW¶VDWWLWXGHWRZDUGVWKHLUDFFRPPRGDWLon and their take on needing a new 
house and a loan for it, the ideal size and type of housing, the price they were willing 
to pay and the acceptable distance from the city center (measured in time taken to 
travel). Such questions were aimed at understanding the fundamental needs of the 
respondents with respect to a new accommodation proposal which fit their criteria of 
ideal housing. Questions relating to distance of accommodation from work place and 
basic amenities like school, hospitals and market places (measured in time taken to 
travel) were asked in order to assess the distance at which these facilities were 
currently available to the respondents on an average which would then set the 
standards for provision of such amenities within or in the vicinity of the housing 
development. 
 
5.1Hypothesis: 
 A descriptive study can include a research hypothesis which can be described as an 
educated guess; a statement in form of a research question which describes 
relationships between variables and provides ground for empirical verifications 
(Yuen, et al., 2009). Price is one of the main concerns while purchasing a property 
but is not the only one; size and location are also major issues which need to be kept 
in mind while designing a low cost housing project because for many LIG earners 
distance of their dwelling from their work place (or potential work place for ones who 
depend on informal sector activities) is crucial factor considered while looking at a 
new accommodation ( Yap, 1996). Low income group population is not a group with 
homogenous choices; while some may find low cost housing located on the outskirts 
of the city situated in the same area as their workplace or a location from where they 
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can commute reasonably quickly, as an attractive option, others may still prefer a 
centrally located accommodation ( Yap, 1996). The research briefly explores the 
connection between (the variable of) the amount a respondent wants to pay for the 
new house, against different variables like (average) income of the people, the size 
of the dwelling and the distance of the dwelling from the source of income. 
 
H0: There is no effect of (average) Income of the respondents, Distance (in terms of 
travel time acceptable) and Size (of the new accommodation) on the amount a 
respondent wants to pay for the new house. 
 
H1: There is an influence of income, distance and size on the amount a respondent 
wants to pay for the new house. 
 
On the basis of the research outcome, the developer of the proposed housing project 
(for the particular population group) would be able to make the housing more 
appropriate by identifying the most and least important factors affecting the purchase 
decision and thus compromise on the least important one while maximizing on the 
most important one respectively. 
 
 Multiple Regressions Model was used to analyze the extent to which the amount 
which the respondents wanted to pay (if at all) was influenced by independent 
variables (income, size and distance). It is used to predict the relationship between a 
dependent variable (price respondents wanted to pay) and the independent 
variables.  
 
Model Summary 
Mode
l R 
R 
Square 
Adjusted R 
Square 
Std. Error of 
the 
Estimate 
1 .450a .203 .189 .67181 
a. Predictors: (Constant), travel_acceptable, 
avg_income, ideal_size 
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We can see form the model summary that R² is 20.3 which means that only 20.3% of 
the variances in the dependent variable (the amount which the respondents were 
willing to pay) is explained by the independent variables (income, size and distance). 
Thus the amount which the respondents wished to pay was affected only by 20.3% 
due to the income, size and distance factors but, this is because the sample size of 
the data was small taking into consideration that the data deals with population and 
housing. Generally such population samples can easily go up to sample sizes of 
thousands. Had that been the case, the independent variables would have exerted 
greater influence on the price factor. 
 
ANOVAb 
Model 
Sum of 
Squares df 
Mean 
Square F Sig. 
1 Regressio
n 
20.314 3 6.771 15.003 .000a 
Residual 79.885 177 .451   
Total 100.199 180    
a. Predictors: (Constant), travel_acceptable, avg_income, ideal_size 
b. Dependent Variable: price_respondent _willing_to_pay 
 
The ANOVA table indicates that the model, as a whole, is a significant fit to 
the data. Thus H1 is accepted. 
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Coefficientsa 
Model 
Unstandardized 
Coefficients 
Standardiz
ed 
Coefficients 
t Sig. B Std. Error Beta 
1 (Constant) .079 .459  .172 .864 
avg_income .513 .284 .125 1.809 .072 
ideal_size .334 .058 .396 5.726 .000 
travel_accept
able 
.044 .044 .068 1.002 .318 
a. Dependent Variable: price_respondent _willing_to_pay 
 
Out of all the explanatory variables, ideal size of the accommodation is the 
only variable which is statistically significant. It has a positive coefficient 
which means that a bigger size (of the accommodation unit) will elicit a 
higher price from the respondents; for every 1% increase in the ideal size of 
the proposed accommodation unit, there is an increase of 0.33% in the 
predicted price the respondents are willing to pay. Other than this, average 
income and distance (in terms of travel time acceptable) did not contribute to 
the multiple regression model. 
 
5.2 Limitations of the research: 
 It should be kept in mind that the research takes into consideration only a 
small amount of the actual population which is affected by housing problems 
but, the research concentrates solely on two firms employing lower income 
and middle income segments of the society and proposes an affordable 
housing plan for them. The housing proposal is however applicable to any 
private developer who wishes to take up the project to build an affordable 
housing scheme for the lower income groups. The research indicates that 
these respondents in particular place importance on the size of the housing 
unit as compared to the time they take to commute from their 
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accommodation to their work place. 
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An analysis of market opportunities which reveals demand for new housing and 
scope of adequate return on investment triggers development activities by 
developers who then gear their resources towards purchasing land and housing 
construction in order to sell these housing units in order to maximize profits (Ball, 
1996). Profitability in housing depends on the following aspects:  
 
Profit = House Prices ± {Land Prices + Building Costs} (Golland, 1996). 
 
Infrastructure facilities and subsidies provided by the government can bring down the 
cost of construction considerably and this benefit can be then passed over to the 
customers (Krishnamoorthi, 2009). Other than this access to land and finance (for 
development), building material and construction technologies are important 
components of the model presented above (Dowall, 1992). Developers of affordable 
housing generally opt for areas where land costs are cheaper (like the peripheral of 
cities). Moreover they are starting to rely on innovative cost-effective construction 
techniques as well as cross-subsidizing their projects by constructing high-income 
residential and commercial developments in the neighborhoods (Krishnamoorthi, 
2009). 
 
Ahmedabad is the largest city in Gujarat and is the hub of large and small scale 
industry. The annual housing demand in Ahmedabad is about 1.35 lakh (0.135 
million) houses whereas the supply is less than 40,000 houses, this presents a huge 
scope for the real estate market (Singh, 2010). The Indian real estate developers 
have primarily targeted the high-end and the upper middle class segments and have 
used affordable housing only as a means to survive in the market during the low 
phases of real estate cycle thus, the demand for affordable housing is much more 
than the supply (Moneylife, 2012). The major constraint with respect to making low 
income housing work form the demand side, is the lack of housing loans by housing 
finance companies (HFCs) who perceive housing loans falling  in the Rs3-Rs10 lakh 
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bracket as high risk investments (they fear such loans turning into non-performing 
assets (NPAs) or having payment patterns which are uneven)  (Moneylife, 2012).  
According to the Ministry of Labour and employment, 65%-70% of the workers in 
urban areas work in the unorganized sector and are paid in cash; they lack formal 
documentation pertaining to proper home address, income and even identification 
makes due to which they remain underserved by HFCs  (Moneylife, 2012). 
 
 Developing affordable housing in Indian cities is challenging; the lack of reasonably 
priced urban land, rising costs of construction and regulatory issues hamper the 
delivery side of the process while, lack of proper home finance poses  as major 
demand sided constraint  (Moneylife, 2012). Due to the high prices of land in central 
areas, low income housing projects are being pushed away from the city center and 
being developed at locations which offer land at suitable price; in Mumbai and Delhi 
such projects are located 60-70kms form the city but, in cities like Ahmedabad, the 
situation is much better with such developments located just 15-20 km from the city 
center (Moneylife, 2012). Over the past years (2009-2012) many real estate 
developers have launched affordable housing projects with units ranging from Rs.5 -
Rs.10 lakh. Ahmedabad happens to have the best Bus Rapid Transport (BRT) in the 
country which enables lower income people to transport quickly and cheaply from 
one end of the city to another; recently it is expanding to the outer limits of the city as 
well, increasing the connectivity of the central areas of the city to its peripherals. 
 
6.1 Traditional versus low cost construction:  
Studies have shown that some of the key aspects of undertaking affordable housing 
in India include location, amenities provided (schools, gardens, gym, hospitals etc.) 
price and size of the project units (Pm News Bureau, 2012). The affordable housing 
market is different from the traditional housing market and needs to be approached 
keeping the differences in mind; while land costs play a major role in premium 
residential projects,  construction costs have a significant share in the price of 
affordable housing units (Moneylife, 2012). Thus rising construction costs hit 
affordable housing projects harder and it becomes increasingly important to minimize 
them in order to maintain a balance between providing amenities as well as meeting 
safety standards and ensuring serviceability of the structure. Under traditional 
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housing schemes, developers prefer buying land and taking advantage of the 
appreciation in land costs before selling houses but in affordable housing schemes, 
many developers just build, sell and get over with it even before there is much 
appreciation in the land value  (Srivastava, 2011) One way is to partner with 
landowners and provide just 10 to 15 percent of the land cost upfront and pay the 
rest as percentage in sale (providing the landowner with prefixed number of home 
units which he can then sell further). Moreover it becomes difficult to market such 
schemes as the target customers may not read periodicals and newspapers which 
advertise for mainstream residential projects (Srivastava, 2011). It is important for 
such housing projects to tie up with housing finance or microfinance intuitions in 
order to provide easy access to loan facility that people of this income band would 
generally need in order to buy a new house. 
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Srivastava, S., 2011. A House For Mr. Biswas: Tata Housing's Low Cost Township. 
Forbes India, 23 May.  
 
 
6.2 Commercial viability of a Housing development proposal in Ahmedabad: 
Developers in cities like Ahmedabad have confirmed that they can build small flats of 
250-350 sqft at the rate of Rs. 1000 per sqft making each unit range between Rs 
250,000 to Rs. 320,000 if financing is available. Budget housing in Ahmedabad has 
developed more on the eastern side of the city where the land rates range from Rs 
777 to Rs 1000 per square yard as compared to western side where the land rates 
are much (HousinginIndia, 2010). The state government has developed a single 
entry window clearance for real estate developments as an incentive to builders 
(Singh, 2010). This decreases the time period for granting approval to real estate 
projects thus decreasing delays, which in the case of affordable housing can prove 
to be extremely expensive (unlike traditional housing where delay in construction 
activity will not bother the developer as the land value will keep on rising). Thus this 
is a big thing for any for-profit developer. Mixing housing project with commercial real 
estate (which is generally sold at three times the cost of its construction) is a good 
way of making the most out of affordable housing developments but, it should be 
borne in mind that the commercial units can generally be sold only once the housing 
units are almost sold out making it difficult for smaller developers to manage cash 
flows (Srivastava, 2011). 
 
 It is important to measure the viability of such a proposal. The total land area for 
development is taken as 29040 sq. ft., which along with the current FSI (1.5) would 
provide 1 acre of construction area (43469 sq. ft.). Stamp duty is calculated at 6% 
(according to the government regulations). The developer can construct commercial 
space up to 5% of the entire built up area but in the report it is taken at 3% as it is a 
more reasonable assumption as developers like Navjivan Housing (Foliage) tend to 
follow that  (Monitor Group, 2010). In order to ensure lower costs, developers 
provide a limited choice of housing formats; 1RK (room-kitchen) and 1BHK 
(bedroom-hall-kitchen) are the most popular (Nair, 2012). In the report, the 
construction process is divided into three phases (as builders typically construct 300-
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400 units in each phase) and a conservative 5% increase of price is calculated with 
completion of every phase (due to price appreciation). The commercial yield factor is 
taken as 2 because commercial units were sold at twice the price of residential units 
at Foliage (the Navjivan Housing development) (Monitor Group, 2010). According to 
CREDAI(Confederation of Real Estate Developers' Associations of India) some real 
estate projects end up taking even longer than 18 months to get approval 
(Chakraborty, 2012) but, in the report based on experiences of Santosh Associates 
and Folliage developers the land and project clearance is taken at 12 months. As per 
industry norms, the 50% of the payment for total amount of land is paid upfront and 
the remaining amount is paid after 6 months or whenever the land is registered but, 
these are arbitrary conditions and can differ as per the agreement between the buyer 
and the seller. As per the industry norms, the developer pays 10% of the estimated 
construction costs upfront and then pays around 7.5% each month till the end of 
construction period where as the customers pay 20% of the total price of the unit 
purchased upfront while booking it (then the payment terms for the rest of the 
amount can vary) and around 50% of the customers are taken in phase one of 
collecting bookings, the second phase of accepting bookings for the flat generally 
happens midway through the construction cycle (Monitor Group, 2010). Based on 
the government regulations, the floor space index (FSI) (the ratio of total floor area of 
building to the size of the land of that particular location) in Ahmedabad is 1.8 (in 
zone R1 and 1.5 in zones R2) here in the report; it is assumed to be 1.5. Moreover 
ratio of 1RK¶VLQWKHSURMHFWWR%+.¶VLVWDNHQDV7 as studies show that there is 
JUHDWHUGHPDQGRI%+.¶V  (Monitor Group, 2010).  
 
After talking to around 5 different property brokers and consultants over the phone in 
India (in order to find out the prevalent rates in Ahmedabad) the average land cost 
was estimated to be around Rs.1000 to Rs. 3400 per sq. ft. in the localities such as 
Lamba, Narol, Hathijan which are located at a distance of an hour to an hour and a 
half (measure in time taken to travel) from the city center (vastrapur area as 
established by the Jones and Lang LaSalle report 2012). The current cost of 
construction is estimated at Rs 700-1,100 per sq. ft. in Ahmedabad including the cost 
of provision of basic infrastructure and amenities (Singh, 2010) ( Nair, 2011)  
(Moneycontrol, 2012). This kind of a project would sell for Rs1,400±Rs1,700 per sq. 
ft. (Moneycontrol, 2012) in this calculation, it is taken at a conservative rate of Rs. 
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1400 per sq. ft. The carpet area for 1RK is taken as 350 sq. ft. and for 1BHK is taken 
at 462 sq. ft. as advised by the JLL report (Mayank, et al., 2012) (250-350 sq. ft. and 
400-500 sq. ft.) because apartments smaller than that would fail to meet the ideal 
size criteria of the respondents studied (who are aimed to be the target of the 
proposed housing project). The research results are further supported by a study 
carried out by the Hyderabad-based Indian School of Business (ISB) in 2011 which 
pointed out that families felt uncomfortable to houses that were smaller than 700 sq. 
ft.  (Nair, 2012). The salable area is calculated after adding 30% to 35% super built 
up (as per industry norms and as confirmed by the real estate consultants of 30-
35%) to the carpet area provided (in this case taken as 30%). Going by the above 
assumptions, the viability would work out in the following manner: 
 
 
Affordable Housing Development Proposal 
Land Cost Rs. 3400/sq.ft (total land cost = 
9.87crores) 
Stamp Duty Cost Rs. 0.59 crores (@ 6% land cost) 
Construction Cost Rs. 1100/sq.ft (includes cost of 
infrastructure @ Rs. 50/sq. ft) 
Selling price (residential unit) Rs. 1400/sq. ft 
Selling price (commercial unit) Rs. 2200/ sq. ft. 
Sellable area per unit 1RK 455 sq. ft. and 1BHK 600 sq. ft. 
Number of units 1RK 120 units and 1BHK 280 units 
Total unit selling price (at time of initial 
booking) 
1RK: Rs. 6.37 Lakhs and 1BHK: Rs. 8.4 
Lakhs 
Total residential value Rs. 31.16 crores 
Total Commercial value Rs. 0.36 crores 
Total cost of units Rs. 15.25 crores 
Total surplus (which would be subjected 
to marketing expense, tax and other such 
deductions)  
Rs. 16.27 crores 
Note: These are just projections and are subject to change with location and time 
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The most apt areas for development of such a project would be Lamba, Narol and 
Hathijan (as per the discussions with the real estate brokers) but, according to my 
personal views, Hathijan would be the most appropriate of them all as this area is 
closer to the S.G. highway strip which is a very upcoming area and is closer to one 
of the most expensive residential and commercial localities in the city (as compared 
to the location of Lamba and Narol which are situated on the other end of the city). 
Due to the Ahmedabad City Transport Services (AMTS) buses  (which function in all 
these localities) the selected areas are very well connected to all the other part of the 
cities. 
 
It is important for such housing project developers to tie up with hosing finance 
institutions and micro finance institutions and is a trend now in the affordable housing 
business to provide the facility of loan through such collaborations. Two good 
candidates have been identified for such tie ups: 
 
6.2.1 MAS Rural housing and Mortgage Finance Limited:  
It is a financial institution based in Gujarat (Ahmedabad) serving formal and informal 
sector customers, providing them with: microfinance, two wheeler and commercial 
vehicle loans and housing finance (for purchase, construction and resale). 63 per 
cent of the customers at MAS have a house hold income between Rs. 5000 to Rs. 
15000 per month; which by MAS is considered as Low Income Group customers and 
69 percent of their customers were from urban areas  (Monitor Group, 2010).  
 
6.2.2.DHFL (Dewan Housing Finance Corporation):  
It is the fourth largest housing finance company started in India, providing housing 
finance for purchase of new homes, home improvements and extensions, 
purchasing plots and so on. 65% of the loans given in the year 2010 were for 
purchase of new flats and the loan disbursement per month was Rs. 300 to Rs. 350 
crores, with 5-10% of the loans being in the range of Rs. 5 lakhs to Rs. 7 lakhs in 
urban areas for multi-family units  (Monitor Group, 2010). It recently launched 
Aadhar Housing Finance Pvt. Ltd. (AHFL) in collaboration with International Finance 
Corporation  IFC which seeks to serve the middle and lower income groups, focusing 
on giving loans of less than Rs. 5 lakhs to even those who  earn between Rs 3,500 
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to Rs 4,000 (Business Standard, 2010). 
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Given the diversity of existing situations and scenarios faced by each country and 
UHJLRQ WKHUH DUH QR VLPSOLVWLF ³RQH VL]H ILWV DOO´ VROXWLRQV to address the housing 
problem. In spite of the many draw backs, shortcoming and constraints that 
government housing polices suffer from; it is undeniable that they do (more or less 
depending on the various factors and situations) contribute to improving the 
precarious conditions of informal housing (Fernandes, 2011). The still developing 
housing market in India needs government intervention at many levels. Keeping in 
mind the current scenario, the government can take the following steps in order to 
improve the plight of the urban poor with regards to the housing shortage  (RICS, et 
al., 2010): 
 
x Adopt a strategy at a national, state and local level, enforceable housing 
targets and strict monitoring  
x Ensure the implementation of reserving 25% of areas for EWS/LIG. 
x Formulate housing policies on the lines of national housing policy and 
monitoring strict compliance 
x *RYHUQPHQW¶V UROH LQ FRQVWUXFWLRQ FRXOG EH OLPLWHG WR VHWWLQJ FRQVLVWHQW
build and minimum space standards and enforcing them, while leaving the 
construction activity to the private sector which is better equipped for the 
job.  
x To develop intercity transportation and provide efficient transportation from 
outer ends of the city to the center, enabling people living on the outskirts 
(in affordable and low cost housing units) to travel with ease. 
x To facilitate infrastructure development around major cities to enable 
planned expansion of cities and birth of satellite towns. 
x Encourage Public-Private Partnerships for Affordable Housing in a more 
focused manner 
x Government can enter joint ventures (for development of MIG, LIG and 
EWS flats) with private developers using land as their equity where built up 
space for EWS and LIG can be sold/rented out by the government and the 
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MIG flats can be assigned to the developer to sell at market rate. This 
would also encourage mixed development projects and increase the 
integration of urban poor in the cities. 
x Incentivize private sector developers to focus on affordable housing 
(targeting the EWS/LIGs) by extending the resumption of profit under 
Section 80-IB(10)  (RICS, et al., 2010). 
x Provide the private players incentives like higher FSI, reduction in stamp 
duty, tax exemptions and so on. 
x The government can also increase private participation by offering to cover 
the cost of infrastructure which needs to be provided along with the basic 
housing structure and amenities.  
 
Implementation of such suggestions would help in combating the housing problem 
as well as increase private participation in such efforts. 
 
The Indian government definitely has a lot of scope to encourage the private sector 
but, the private developers themselves can achieve a lot by adapting few innovative 
strategies in order to bring down the cost in affordable housing projects and making 
the most out of such developments. Depending on the factors in play, any of the 
following techniques can be incorporated in the project proposal in order to decrease 
the total cost of project: 
 
x In order to ensure lower construction costs, developers typically opt for low 
rise condominiums (having ground plus four more floors) without a lift. 
x Technologies such as building information modeling (which enables them to 
shorten project deadlines to a mere 18-24 months) and aluminum formwork 
are being embraced by developers. 
x Deciding on one design or model of housing units and replicating the same 
design throughout all the housing schemes which are in pipeline (if planning 
more than one project). This lowers the cost by 3 percent (Srivastava, 2011). 
x Limiting the options provided to one room-kitchen, 1BHK (bedroom-hall-
kitchen) and at the most 2BHK formats (Nair, 2012). 
x Using pre-fabricated concrete panels  called sheer walls (made wholly of 
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cement which makes them much stronger and maintenance-free, lowering 
long-term costs for the occupants) as wall and roof slabs  instead of brick and 
cement walls  (Srivastava, 2011) (Hans, 2012) 
x A paradigm shift with regards to developers looking at construction as a 
manufacturing process or an assembly line production is now taking place  
(Hans, 2012). Apart from use of such sheer walls, developers are also making 
use of completed kitchen and bathroom units (assembled separately with 
complete electrical and plumbing systems) which are then fit into place after 
completion. This saves time which cuts down costs. This is already being 
implemented in housing schemes; Raheja Developers based in New Delhi is 
a good example (Rao, 2012) 
x Designing houses in such a way that the tiles (if at all being used) fit the 
rooms without being cut or broken  (Srivastava, 2011). 
 
The above suggestions have already been implemented by various developers in 
different projects and markets. These tips would enable them to make higher profits 
by reducing costs and thus making the affordable housing market a more attractive 
market to invest in. 
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/LPLWDWLRQVRIWKHVWXG\ 
 
I have tried to make this dissertation as perfect as I can but I believe that it does 
suffer from a few limitations which has implications on the result of the study. While 
there is always data available on regularization projects and new policies, systematic 
reports on their results with quantitative information, comparative analysis of 
(alternative) procedures to address the same issues are generally rare, making it 
difficult to determine as to how many people/households actually received the 
benefits of the policies (by receiving access to the urban services or titles) 
(Fernandes, 2011). Lack of an evaluative element in projects itself often leads to 
difficulty in establishing baselines to assess the success of a project in terms of 
before and after (implementation) scenarios. Few reports that do exist evaluate the 
projects in terms of their own objectives, moreover the costs and implementation 
time that reports project are always surpassed and results are always lower than the 
ones predicted or hoped for (Fernandes, 2011). Apart from the constrains which my 
research study suffered from the data regarding the case studies has also been 
compiled from many sources and thus might have been few  irregularities as it 
comes from various sources; few of them having different information about the 
same topic. 
 
Even though my study does not help in addressing the housing shortage of either of 
the countries, I hope it does make a contribution by providing some insightful 
recommendations which may be utilized in making housing proposals and projects 
more affordable and viable for the underprivileged.  
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The questionnaire in Gujarati: 
 
8 da± ?D iaČhTWh ̆sȐƈN \hN° Jp , 8 \heSj ȤkƜS ^hEah\h5 8abp 7Wp 7ƛ] Ds: XR e°ȱ kB \hN° 
;X]sF Tbp Weӄ 
 
(WjIpWh ̆ĕs \hTj ]sƊ] iaDƣX Xd5U D^s) 
 
1. S\h^h G^ \h5 D°N_h _sDs ^e° Jp : 
o 1-2 
o 3-4 
o 5-6 
o 7-8 
o 8 D^Sh5 aȴk 
 
2. S\h^h G^ \h5 :  
o 1 BHK (?D ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
o 2 BHK (Zp ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
o 3 BHK (́R ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
o 4 BHK (Ih^ ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
 
3. S\h^h G^Ws iaƨSh^ Ƀk5 Jp 
o 300 ƨƈap^  ĭN D^Sh5 BĠ5 
o 300-600 ƨƈap^  ĭN 
o 600-900 ƨƈap^  ĭN  
o 900-1200 ƨƈap^  ĭN 
o 1200 ƨƈap^  ĭN D^Sh aVh °^ 
 
4. btIh_]Wj ɅkiaVh G^Wj ӔU^ Jp: 
o eh 
o Wh5 , G^Wj Xhdp Ds\W ?^]h \h5  Jp 
 
5. XhRjWj ɅkiaVh G^Wj ӔU^ Jp: 
o eh 
o Wh5 , G^Wj Xhdp Ds\W ?^]h \h5  Jp 
 
6. Ȑ G^ \h5 S\p ^es Js: 
o S\p SpWh \h_D Js 
o  Sp [hPhȵk5 G^ Jp  
 
7. S\h^h G^Wj D\S Ƀk5 Jp: (Ks S\p SpWh \h_D Js, 7ƛ]Th, ȢmXh D^Wp 8 KƊ]h Eh_j JsPs) 
o Rs. 1 _hEWj WjIp 
o Rs. 1-2 _hE 
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o Rs. 2-3 _hE 
o Rs. 3-4 _hE 
o Rs. 4 _hE D^Sh5 aVh °^ 
 
8. Ks S\p [hPh Wh5 G^ \h5 ^es Js, Ss S\p U^ \eWh D°Nɀk5 [hȮk 5 [^s Js: 
o Rs.1000 D^Sh5 BĠ5 
o Rs.1000-2000 
o Rs.2000-3000 
o Rs.3000-4000 
o Rs. 4000 D^Sh5 aVh °^ 
 
9. S\Wp S\h^h G^ ̆iS Ƀk5 [haWhB Jp: 
o 7\Wp Waj ƊK]hWj KĮ^ Jp Xȿk5ȱ k d5SsƦXh́ G^ WTj \`Ss  
o 7\p 7\h^h G^ Tj d5ȱ kƧN Jp  
o Ȑ 7\Wp 8 G^ D^Sh aVh °^ dh^ FԌ]h \ p`  Ss 7\p Ɨ]h5 ^e°ah Sq]h^ Jp  
 
10. S\h^ KĮ^]hS Ƀk5 Jp: (BHK ?N_p  ZpPĮ\, es_ 7Wp DIW) 
o 1 BHK (?D ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
o 2 BHK (Zp ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
o 3 BHK (́R ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
o 4 BHK (Ih^ ZpPĮ\, ?D es_ 7Wp ?D DIW Jp) 
 
11. G^ȵk5 iaƨSh^  Ȑ S\Wp ]sƊ] _hFp Jp (Wah G^ \hN°): 
o 300-600 ƨƈap^  ĭN 
o 600-900 ƨƈap^  ĭN  
o 900-1200 ƨƈap^  ĭN 
o 1200 ƨƈap^  ĭN D^Sh aVh °^  
 
12. Ks S\p Wɂk5 G^ E^Uah5ȵ k5 iaIh^ D^s Js , Ss XJ S\p Wah G^ \hN° Ƀk5 D\S ȧkDaah Sq]h^ Js: 
o Rs. 1 _hE ɅkVj SD 
o Rs. 1-2 _hE 
o Rs. 2-3 _hE 
o Rs. 3-4 _hE 
o Rs. 4-5 _hE 
o Rs. 5 _hE Tj aVh °^ 
 
13. Ks S\p Wɂk5 G^ E^Uah5ȵ k5 iaIh^s Js, Ss ȩkȵk5 G^ ȵk5 Ƀk5 D^bs  
o ^hEɃk5  
o apIj DhPbs  
 
14. S\p Wah G^ \hN° _sW _pahWs iaIh^s Js? 
o eh 
o Wh  
 
15. G^ Tj Dh\ X^ KahWs \hƚ]\: 
o Ih_Sh5  
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o dh9D_ 
o ƨȢlN^ 
o Zd 
o Dh^ 
o ^ëh 
 
16. G^ Tj Dh\ X^ KSh, S\p D°N_h d\] ȺkdhY^ D^ah Sq]h^ Js: 
o 1 D_hD D^Sh5 BJ  
o 2 D_hD 
o 3 D_hD 
o aVh °^ XR ƨajDh]½ Jp 
 
17. eh_\h5  S\p S\h^h G^Tj Dh]½ƨT p`  KSh5 D°N_j ah^ _hFp Jp? 
o 1 D_hD D^Sh5 BJ  
o 2 D_hD 
o 3 D_hD 
o aVh °^ XR ƨajDh]½ Jp 
 
18. eh_\h5 WjIpWj ɅkiaVhB S\h^h G^Tj D°N_h ӔS °^ Jp? (ȢmXh D^Wp, ZVh iaDƣXs [^s) 
o dtTj WĥDȵk5 esƨXN_: 
O 0-30 i\iWN  O 30 i\iWN- 1 D_hD  O 1-2 D_hD  O 2 D_hD D^Sh5 aVh °^ 
o dtTj WĥDWj bh`h 
O 0-30 i\iWN  O 30 i\iWN- 1 D_hD  O 1-2 D_hD  O 2 D_hD D^Sh5 aVh °^ 
o dtTj WĥDWj ȳk DhWs: 
O 0-30 i\iWN  O 30 i\iWN- 1 D_hD  O 1-2 D_hD  O 2 D_hD D^Sh5 aVh °^ 
 
19. eh_Wj Ȣk_ G °^ɀk 8aD (\hidD): 
o Rs. 0-5000 
o Rs. 5001-10000 
o Rs. 10001-20000 
o Rs 20001 7Wp ;X^ 
 
S\Wp S\h^h d\] \hN° 8[h^. 
 
 
 
 
 
 
 
 
 
 
85 
 
The questionnaire in English 
 
7KLVVXUYH\LVIRUDVWXGHQW¶VUHVHDUFKVWXG\WKHLQIRUPDWLRQFRQWDLQHGLQWKLV
questionnaire will be kept confidential and will not be used for any other 
purpose) 
 
1 Number of people in your household: 
a) 1-2 
b) 3-4 
c) 5-6 
d) 7-8 
e) 8 or higher 
 
2 It is a: 
a) 1 BHK 
b) 2 BHK 
c) 3 BHK 
d) 4 BHK 
 
3 What is the size of your current accommodation:  
a) Less than 300 sq ft 
b) 300-600 sq ft 
c) 600-900 sq ft 
d) 900-1200 sq ft 
e) 1200 sq ft and higher 
 
4 Your accommodation has: 
a) Sanitation facility in the accommodation itself 
b) Sanitation facility in a  common area outside accommodation 
 
5 Your accommodation has: 
a) Water supply in the accommodation itself 
b) Water supply in a common area outside accommodation 
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6 The house you are living in is a : 
a) Privately owned place 
b) Rental 
 
7 What is the value of your current accommodation (if you own it, else please 
leave this blank):  
a) Below Rs. 1 lakh 
b) Rs. 1-2 lakh 
c) Rs. 2-3 lakh 
d) Rs. 3-4 lakh 
e) Above Rs. 4 lakh 
 
 
8 How much rent do you pay per month (if you answered question:7, please 
leave this blank): 
a) Less than 1000 
b) 1000-2000 
c) 2000-3000 
d) 3000-4000 
e) 4000 and above 
 
9 What do you feel about your accommodation : 
a) We would like to have a differeQWRQHEXWZHFDQ¶WILQGDSODFHWKDWILWV
our criteria 
b) We are happy with it 
c) If we find a better place, we would like to move 
 
10 You would need a: 
a) 1 BHK 
b) 2 BHK 
c) 3 BHK 
d) 4 BHK 
 
11 What is the ideal size that you want : 
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a) 300-600 sq ft 
b) 600-900 sq ft 
c) 900-1200 sq ft 
d) 1200 sq ft and higher  
 
12 What is the price that you would be willing to pay for this accommodation: 
a) 50000 to 1 lakh  
b) 1-2 lakh 
c) 2-3 lakh 
d) 3-4 lakh 
e) 4-5 lakh 
f) 5 lakh or higher 
 
13 In case you buy a new house, do you intend to sell your current 
accommodation (if owned by you, else please leave the question blank): 
a) No  
b) Yes   
 
14 Do you intend to take a loan if you plan to buy a new place: 
a) Yes 
b) No 
 
15 What is your current mode of transport to your work place: 
a) Walking 
b) Cycle 
c) Scooter 
d) Bus 
e) Car 
f) Rickshaw  
 
16 How many hours of travel is acceptable to you from workplace to home: 
a) 1 hour (one way) 
b) 2 hours (one way) 
c) 3 hours (one way) 
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d) More is also acceptable 
 
17 How many hours does it take for you to get to your work place now?   
a) 1 hour  
b) 2 hours (one way) 
c) 3 hours (one way) 
d) More than 3 hours 
 
18 How far are the following facilities from your home (please fill all options): 
 
a) Nearest hospital: 
O 0-30 minutes  O 30 minutes- 1 hour  O 1-2 hours  O more than 2 
hours  
b) Nearest school 
O 0-30 minutes  O 30 minutes- 1 hour  O 1-2 hours  O more than 2 
hours  
c) Shopping area 
O 0-30 minutes  O 30 minutes- 1 hour  O 1-2 hours  O more than 2 
hours  
 
19 Current total household income: 
a) Rs. 0-5000 
b) Rs. 5000-10000 
c) Rs. 10000-20000 
d) Rs. 20001 and higher  
 
 
Thank you for your time and effort. 
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The processed data fed into SPSS 
 
